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ABSTRACT 


Many residential districts of the city are in a state of transition. 
Some of these areas are the scene of intensive apartment redevelopment, while in 
others, single-family houses are being converted to multiple-family residences. 
Such change is concentrated mainly in older neighbourhoods near the central bus- 
iness district, and has taken place largely as the result of demands for rental ac- 
commodation from segments of the population who cannot afford, or do not desire, 
to become homeowners. As a consequence of these demands and their interaction 
with other factors, the existing residential structure of many parts of the city is 
undergoing rapid change. 

Seven residential areas in transition are examined in this thesis to 
determine what happens when the three major components of residential areas— 
functional patterns, structural stock and population characteristics—are altered 
as the result of dwelling conversion and apartment redevelopment. It is shown 
that transition areas undergo a succession of changes which are recurrent through 
space and time in different parts of the city. Asa result of the findings of this 
study, a descriptive model of residential change, consisting of the causes, loca- 


tion and sequential development of transition areas, is suggested. 
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INTRODUCTION 


"The modern city is a dynamic organism constantly in process of 
evolution." ! Various forces, including geographic, economic, political and 
social factors, are een? at work to form and reshape the urban environment. 
As a result, certain areas of the city are ina state of transition. The functional, 
structural and social patterns of these districts are being altered. An older resi- 
dential area located near the central business district, for example, might now 
contain a mixture of land uses, whereas previously only houses were found within 
its boundaries. A similar neighbourhood, too, might now be the scene of inten- 
sive apartment redevelopment. Yet, to date, little research has been addressed 
to the problem of seeking an understanding of the processes of change that take 
place when the pattern of the city is modiiiedaa 

The lack of studies of processes of change (and their need) has 
been recognized in recent statements outlining the progress and status of urban 
research. Simmons, while reviewing the status of urban geography in Canada, 
stated that "urban geographers can now begin to ask how particular patterns and 


associations emerge. The problems of change and interrelationships are the 





her C. Colby, "Centrifugal and Centripetal Forces in Urban Geography ," 
Readings in Urban Geography, eds. H. M. Mayer and C. F. Kohn, Chicago, 
University of Chicago Press, 1959, p. 287. 


In this study, a process is defined as a succession of understandable 
changes through time. 
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leading concern of planners and other social scientists... .Studies of urban 

areas over time...are needed."% More emphatically, Harvey has recently 
pleaded that "we need. ..to understand the processes of change over space and 
time. Scholarly studies abound in historical geography. But studies of the pro- 
cesses of change are less common. Yet these processes are critical to our under- 
standing of present day distributions; they mould and create them."4 Similar 
statements, all proclaiming the need for studies of processes, can be found in 
discussions on the nature of age Thus, there is a definite need in geo- 
graphic research to examine processes of change to attaina "...greater compre - 
hension of existing relationships of phenomena in areal variation. nO 


THE TRANSITION CONCEPT: ITS NATURE AND 
RELATION TO STUDIES OF PROCESSES OF CHANGE 


Transition areas, by their very definition, are ina state of change, 


_— C—O 


33. W. Simmons, "Urban Geography in Canada," The Canadian 
Geographer, vol. 11 (Winter 1967), p. 349. 


D. Harvey, "Models of the Evolution of Spatial Patterns in Human 
Geography," Models in Geography, eds. P. Haggett and R. J. Chorley, 
London, Methuen, 1967, p. 550. 


ocee for example: E. A. Ackermann, Geography as a Fundamental 
Research Discipline, Research Paper No. 58, Department of Geography, 
University of Chicago, 1958, pp. 20-26; and P. E. James and C. F. Jones, 
eds., American Geography: Inventory and Prospect, Washington, Associa- 
tion of American Geographers, 1954, pp. 5-6. 


oR. Hartshorne, Perspective on the Nature of Geography, Chicago, 
Rand McNally, 1959, p. 85. 
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and are therefore worthy subjects for a study of processes of change that is geo- 
graphic in approach. But, what are transition areas? Where are they located? 
What are their functional components? To date in urban research just one part 

of city has been termed and popularized a transition area: 


"Peripheral to the central business district there exists a 
transition zone. The zone embraces a large portion of 
the so-called "gray area," and usually presents serious 
problems. It is typified by mixed land use, aging struc- 
tures, general instability, and change, and by a wide 
range in type and quality of functions. "7 


This area was first described and theorized by Ernest Burgess in 1923 when he 
formulated his concentric zone theory of urban growth and structure. Since 
then, more detailed and comprehensive information has been advanced on this 
. 9 . . fs : l 
particular zone,” especially in the recent comparative city studies by Preston. 


Unfortunately, the effect of this research has been to focus 


ope E. Preston, "The Zone in Transition: A Study of Urban Land Use 
Patterns," Economic Geography, vol. 42 (July 1966), p. 236. 


Es W. Burgess, "The Growth of the City: An Introduction to a Research 


Project," The City, eds. R. E. Park et al., Chicago, University of Chicago 
Press, 1925, pp. 47-62. 


aca for example: N.M. Segal, "The Unchanging Area in Transition, " 
Land Economics, vol. 43 (August 1967), pp. 284-293. 

ise for example: R. E. Preston, "The Zone in Transition," op. cit.; 
idem, "A Detailed Comparison of Land Use in Three Transition Zones," Annals, 
Association of American Geographers, vol. 58 (September 1968), pp. 461-484; 
idem, "Transition Zone Structure: The Three-Sector Hypothesis," The Town 
Planning Review, vol 39 (October 1968), pp. 235-250; and idem and D. 
Griffin, "A Restatement of the Transition Zone Concept," Annals, Associa- 
tion of American Geographers, vol. 56 (June 1966), pp. 339-350. 
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industrial transition areas which are found throughout the urban complex. But 
what is perhaps more important, we need to know "...the processes that are at 
work to produce the "transitional" character of...any...urban area." lg 
need is further recognized by Preston in his most recent article: “a major weak- 
ness of this study is that the measurement of change in the zone over time was 


not attempted, and the condition of temporal change is germane to the original 


statement of the three-sector hypothesis." 19 
OBJECTIVES OF THE STUDY 


Because many parts of the city are in transition, and because 
there is a definite need in urban research for studies of processes of change, 
this thesis focuses upon the problem of achieving a greater understanding of the 
processes of change which are associated with residential areas in transition. 
Generally, this study seeks to determine, through time and space, what happens 
when the three major components of residential areas—functional patterns, struc- 
tural stock and population characteristics—are modified as the result of dwelling 


conversion and apartment redevelopment. 16 More specifically, the primary 





sBeuinek Op. citapnpaadld 


ifs: 


Preston, "Transition Zone Structure," op. cit., p. 250. 


ei this study, dwelling conversion refers to the structural modification 
of a single-family house to include, in addition to the main residence, one 
or more dwelling units. Redevelopment involves the replacement of dwell- 
ings (single-family and converted) and the subsequent construction of a new 
building on the previously occupied site. 
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objectives of this thesis are to examine in depth: 

1) functional change, to determine the rates and amounts of change of 
different types of residential land use; 

2) land use succession, to determine the main types of uses which suc- 
ceed other uses, and to determine if there is an orderly sequence of land use 
succession in the evolution of a neighbourhood; 

3) dwelling conversion activity, a form of structural change, to deter- 
mine the significant characteristics which distinguish converted from non-con- 
verted properties, and to analyze the role of conversion in the process of resi- 
dential land use succession and transition area development; 

4) apartment redevelopment, a form of structural change, to determine 
the significant characteristics which distinguish redeveloped from existing pro- 
perties, and to analyze the role of redevelopment in the process of residential 
land use succession and transition area development; and 

5) population change, to determine what changes in population structure 
accompany functional and structural processes of change. 

Although detailed examination of the many complex and inter- 
related factors which influence the formation of transition areas is not a primary 
aim of this study, known causal factors will be discussed in a review of the 
literature and also where they influenced change in the residential areas to be 
examined. The location of residential transition areas is also discussed, both 
in relation to theories of urban growth and structure and to empirical field ob- 


servations, inorder to demonstrate that there are many parts of the city ina 
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state of change. The findings of this study, hopefully, will lead to the form- 
ulation of a descriptive model of residential change consisting of the causes, 
location and sequential development of transition areas characterized by con- 


version and redevelopment activities. 
METHODOLOGY 


Selection of the Study Areas 

Because a meaningful geographic interpretation of change would 
be difficult if based solely on the investigation of one area, seven residential 
areas in transition in Edmonton were selected for examination. '” The value of 
such a comparative approach is the recognition through space of recurrent pro- 
cesses of change. ee The seven districts, which coincide with census enumera- 
tion areas for statistical purposes, were chosen on the basis of redevelopment 
and conversion activities, and proximity to the central business district, major 
arterials and functional growth points (such as the University of Alberta, the 
Northern Alberta Institute of Technology and the Strathcona business centre). 
Areas were selected both from older, established neighbourhoods and from newer 


districts to determine if spatial variations existed in this respect. And, in order 





7They were selected as the result of a field reconnaissance survey through- 
out Edmonton during which all recent apartment redevelopment was mapped and 
areas of conversion activity examined. 


The value of a comparative approach has been stressed in: H. M. Mayer, 
"Urban Geography," American Geography: Inventory and Prospect, op. cit., 
p. 158; andR. Preston, "The Zone in Transition," op. cit., pp. 237-238. 
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to better understand the nature of change through time, consideration was also 


given to selecting areas in apparently different stages of transition. 


Data Collection and Analysis 

One of the basic problems faced in this study was the lack of 
published information; therefore, emphasis on primary sources was essential . 
Data were collected in the summer and fall of 1968 from assessment files at 
City Hall, through field mapping and field observations, and through inter- 
views and a questionnaire survey. Census data provided population statistics, 
while a review of the literature provided insights into the nature of the transi- 
tion problem and processes of change. 
1) City Hall Records. Assessment records, the prime source of information, 
without which a study of this nature would be impossible, provided detailed 
information on lot and building characteristics. This information, which was 
available for both existing and redeveloped properties, included square footage 
values of lots and buildings; building additions and improvements; assessed lot 
and building values; age, type and use of buildings; and numbers and dates of 
ownership changes. Changes in use of land, property ownership and assessments 
were noted, but were available only since 1953 from assessment records. This 
year therefore forms the base year for detailed analyses of processes of change. 
Because it would have been difficult to tabulate these data manually, they were 
coded and processed by computer. In addition, to illustrate the redevelopment 


patterns and trends in apartment construction, information on all apartments 
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built in Edmonton since 1963 was collected from building permit records. 
Unfortunately, locational information on apartments is not available prior to 
this date. 

Several problems were encountered while collecting this infor- 
mation. Assessment cards were frequently out from their files, thus making 
additional trips to City Hall necessary inorder to complete data collection. 
The main difficulty, however, was keeping track of property splits and consol - 
idations. Without the tedious task of establishing uniformity in these changes, 
systematic comparisons of functional and structural change through time would 
be impossible. he 
2) Census Data. Since 1961, the Dominion Bureau of Statistics has made avail - 
able, in the form of computer print-out statements, unpublished housing and 
population data at the census enumeration area level ia Enumeration areas 
vary in size and population, but typically contain four to six city blocks and 
from 500 to 1,000 people. As noted previously, the study areas were selected 
to coincide with enumeration areas so that these data could be utilized to ana- 
lyze population changes. But, because enumeration data are not available 


prior to 1961 or after 1966, the analysis is limited in time. Nevertheless, this 





17 Appendix A describes the manner in which this information was organized 
through time, and in addition lists all the lot and building variables which were 
collected and programmed for computer analysis. 


grb information for all Alberta has been purchased by the University of 
Alberta and is available for use in the Population Research Laboratory. 
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census information, which includes age, sex and household characteristics, 
reveals significant population changes which have accompanied conversion 

and redevelopment activities. 

3) Questionnaire Survey. Because the initial research design of this study was 
largely exploratory, at the onset of data collection it was felt necessary to ob- 
tain the views of transition area residents on such subjects as residential mobil- 
ity, housing and locational preferences, perception of change and other related 
variables. In order to obtain this data, a questionnaire was devised (see Appen- 
dix B), pretested in several transition areas other than the study areas, revised, 
and then distributed to each single-family and converted dwelling household 
unit and randomly to every fifth apartment egite Mailed responses totalled 
348 from 941 questionnaires distributed for a response total of 37 per cent. This 
information, too, was coded and processed by computer. 

It became apparent, however, when assessing the results of these 
data that only a limited amount actually pertained to the central problem and 
objective of this study; that is, to an examination of processes of change. As 
a result, only a small portion of the actual results are reported in this thesis. 
Nevertheless, by personally delivering these questionnaires, speaking to some 
residents and asking each respondent for written comments on the nature of the 


change which was occurring in his neighbourhood, valuable information other- 





211n this study, an apartment building was considered to be a structure 
built initially to house five or more self-contained dwelling units. 
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wise impossible to obtain was collected. For example, views were obtained 
from people on why they converted their houses or how apartment development 
affected their lives and neighbourhoods. Such information led to a greater 
understanding of the problem as a whole, and is incorporated throughout this 
study . 

4) Field Work. Field investigation included the mapping of present land 

use and housing conditions, and interviewing residents, apartment developers, 
mortgage company officials and City of Edmonton planning personnel. Present 
land use mapping involved the checking of the land use classification employed 
by the Assessors Department and checking property boundaries. Because the 
Assessors Department does not record the present condition of buildings, a wind- 
shield survey was undertaken to determine the housing conditions which exist in 
transition areas. As mentioned previously, residents were interviewed, as were 
several apartment developers. Ideally, more developers should have been spoken 
toin order to obtain a wider cross-section of their views regarding the city-wide 
location of apartments and the actual process of site selection for apartment re- 
development. Planning officials rendered useful information on zoning princi- 
ples, while several officials of mortgage companies willingly discussed the 


relation of the money market to apartment construction. 


The Study Period 
The study period for analyzing change was largely determined by 


the availability of assessment information. The Assessors Department, although 
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listing all basic property information (for example date of house construction), 
has records of land use, assessment, ownership and other property changes dating 
only since 1953. Hence, 1953 forms the base year for the examination of func- 
tional and structural processes of change. All the significant changes are cap- 
tured, however, because apartment redevelopment did not occur until the late 
1950s in some areas, and not until the middle 1960s in the others. This period 
also coincides with the rapid postwar changes in the residential structure of not 
only Edmonton, but most other Canadian and American cities. The study period 
has been broken down into three five-year phases (1953-1958, 1958-1963 and 
1963-1968), thus enabling detailed examination of the emergence of temporal 
and spatial patterns of change. 27 Changes that occurred prior to 1953 are also 
noted when the information regarding them is available, although little change 


actually occurred prior to this date. 
PRESENTATION OF THESIS 


This thesis is divided into four main parts. The first, comprising 
Chapter 1, analyzes some of the reasons for residential change and the resulting 
formation of transition areas characterized by dwelling conversion and apartment 


redevelopment. The second part comprises Chapter 2, and discusses the location 





oe paealee of the rapid fluctuations in the array of factors which produce 
change, a fifteen year period is considered a suitable time span for examining 
change. This is concurred in: D. J. Bogue, ed. , Needed Urban and Metro- 
politan Research, Scripps Foundation Series in Population Distribution, No. 7, 
Oxford, Ohio, Miami University, 1953, p. 23. 
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of transition areas both in relation to existing theories of urban growth and 
structure and to empirical field observations. Chapters 3 through 6 make up 

the third and most important section. Successive chapters analyze functional , 
structural and population processes of change. Chapter 3 examines functional 
change as measured by the rates and amounts of change of different residential 
land use types and by land use succession. Conversion activity is the subject 
matter of Chapter 4, while apartment redevelopment is discussed in Chapter 5. 
Population changes which have accompanied functional and structural change 
are analyzed in Chapter 6. The final part of the thesis, consisting of Chapter 7, 
offers a descriptive model of residential change consisting of the causes, loca- 


tion and sequential development of a residential transition area. 
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Chapter | 


CAUSES OF RESIDENTIAL CHANGE 
AND THE FORMATION OF TRANSITION AREAS 


INTRODUCTION 


Even though there are many varied and interrelated factors capa- 
ble of reshaping the character of residential areas, to date, the detailed exami - 
nation of these factors has been neglected. Asa result, the knowledge of the 
reasons leading to residential change and the formation of transition areas, char- 
acterized by dwelling conversion and apartment redevelopment, is limited. Only 
summary discussions of the changing residential pattern of the city can be found 
in the literature. 

Geographers, for example, have contributed generalized studies 
describing the major forces, such as the trend towards suburbanization, which are 
shaping the form of the city,! but they have given few studies specifically dis- 


cussing the factors that are causing changes in the city's existing residential 





Isee for example: R. E. Dickinson, City, Region and Regionalism, London, 
Routledge and Kegan Paul, 1947, pp. 93-120; and H. M. Mayer, "Spatial 
Change Inside the American City," Problems and Trends in American Geography, 
ed. S. B. Cohen, New York, Basic Books, 1967, pp. 47-63. For examples of 
studies by other social scientists which describe the forces that are shaping the 
metropolis see: B. Chinitz, ed., City and Suburb: The Economics of Metropoli- 
tan Growth, Englewood Cliffs, N. J. , Prentice-Hall, 1964, 181 pp.; and 
E. M. Hoover, "The Evolving Form and Organization of the Metropolis," Issues 
in Urban Economics , eds. H. S. Perloff and L. Wingo,Jr., Baltimore, The John 
Hopkins Press, 1968, pp. 237-284. 
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structure .7 Urban ecologists, economists and planners, though, have examined 
some of the reasons why neighbourhoods change in character. By using express- 
ions such as invasion and succession, ecologists have formulated theories on pro- 
cesses of social change in the city.° Similarly, the terms blight, obsolescence, 
filtering and market imperfections have been employed by economists and plan- 
ners to describe changes in the condition of urban Words” However, when 
searching for the actual reasons which account for the structural redevelopment 
and transitional nature of residential areas, only generalizations prevail. 

Two studies with more specific relevance, however, for under- 


standing the causative factors of transitional areas include the findings reported 


2Two examples, however, include: L. S. Bourne, "Market, Location and 
Site Selection in Apartment Construction," The Canadian Geographer, vol. 12 
(Winter 1969), pp. 211-226; and L. L. Pownall, "Low Value Housing in Two 
New Zealand Cities," Annals, Association of American Geographers, vol. 50 
(December 1960), pp. 439-460. 


Saraenget the many articles which describe these processes, see for example: 
E. W. Burgess, "The Growth of the City: An Introduction to a Research Pro- 
ject," The City, eds. R. E. Park et al., Chicago, University of Chicago Press, 
1925, pp. 46-62; M. R. Davie, “The Pattern of Urban Growth," Studies in 
Human Ecology, ed. G. A. Theodorson, New York, Harper and Row, 1961, 
pp. 77-92; G. C. Myers, Processes of Change in Urban Population Structure, 
Unpublished Ph.D. dissertation, University of Washington, Seattle, 1963; 244 
pp.; and C. F. Schmid, "Generalizations Concerning the Ecology of the Amer- 
ican City," American Sociological Review, vol. 15 (April 1950), pp. 264-281. 


Acsee for example: |. S. Lowry, "Filtering and Housing Standards," Land 
Economics, vol. 36 (November 1960), pp. 362-370; R. F. Muth, "Urban 
Residential Land and Housing Markets," Issues in Urban Economics, op. cit., 
pp. 305-312; and W. F. Smith, Filtering and Neighbourhood Change, 
Research Report No. 24, Centre for Real Estate and Urban Economics, Uni- 
versity of California, 1964, 77 pp. 
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by Bourne” and Griffin and Piesionhe Discussing the redevelopment process, 
Bourne cites three major factors which cause change in the patterning of the 
city. These are: the effects of urban growth itself, the expanded range of 
locational and social choice, and the aging and obsolescence of the physical 
plant.” As will be shown, these are basic factors causing residential change 
and the formation of transition areas. 

Griffin and Preston, who have done much to popularize the con- 
cept of a transition zone of mixed land uses surrounding the central business 
district of most North American cities, list a variety of conditions which they 
feel caused the formation of this zone. The factors mentioned— speculation, 
technological improvements, decentralization of activities and unfavourable 
attitudes towards downtown— act negatively to hinder new development in this 
area of Painciionte It should be added, though, that these very factors work 
in a positive manner to encourage redevelopment and the formation of residen- 
tial transition areas. For example, attitudes which now favour central city 


residence are creating a demand for apartment accommodation near the core of 





SL. S. Bourne, Private Redevelopment of the Central City, Research Paper 
No. 112, Department of Geography, University of Chicago, 1967, 199 pp. 


oD. W. Griffin and R. E. Preston, "A Restatement of the Transition Zone 
Concept," Annals, Association of American Geographers, vol. 56 (June 1966), 
pp. 339-350, 





Bourne, Private Redevelopment, op. cit., pp. 1-3. 


8 Griffin and Preston, op. cit., pp. 341-343. 
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the ety As well, the very size of the urban area now favours the centrali- 
zation of some residences to overcome "costs of friction. "!9 

To serve as a background for subsequent discussions of processes 
of change, this chapter examines the extent to which various factors interact 
to cause residential change and the formation of transition areas. Emphasis is 
placed on those factors, cited in the literature, which influence the apartment 
redevelopment that is characteristic of many transition areas. Conditions of 


the housing stock and social, economic, political and technological factors are 


examined. 
SOCIAL CONDITIONS 


The development of residential areas in any city occurs as the 
result of housing demands from an expanding population. Until recently, these 


requirements have been met mainly by the construction of single-family dwellings 


1] 


on undeveloped land at the margin of the built-up city. It is now apparent, 


This trend is discussed in: W. H. Whyte, ed., The Exploding Metropolis, 
New York, Doubleday, 1958, pp. 1-32; and C. Rapkin and W. G. Grigsby, 
Residential Renewal in the Urban Core, Philadelphia, University of Pennsylva- 


nia Press, 1960, pp. 30-89. 


2s, a discussion of "costs of friction" see: R. U. Ratcliff, "The Dynamics 
of Efficiency in the Locational Distribution of Urban Activities," Readings in 
Urban Geography, eds. H. M. Mayer and C. F. Kohn, Chicago, University of 
Chicago Press, 1959, pp. 299-324, 


Insince the early 1950s...there has been a striking shift towards apartment 
construction, and by 1965 more apartment units than single-family homes were 
were built in Canada." Economic Council of Canada, Fourth Annual Review, 
Ottawa, Queen's Printer, 1967, p. 192. 
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however, that there is a rising demand for rental accommodation located 
within the built-up central city. This demand has resulted in a tremendous 
increase in apartment construction. In the last two years alone (1967 and 
1968), newly constructed apartment units far outstripped single-family resi- 
dences in Edmonton by over 9,400 to 4,500 units (Figure 1). Basically, the 
social conditions which are creating this demand for rental accommodation are 
rapid population growth, shifts in population composition and changing housing 


preferences, 


Population Growth 

Edmonton is one of Canada's fastest growing cities. Between 
1941 and 1966, the population of metropolitan Edmonton multiplied fourfold 
from 98,000 to 400,000 people. Ve It is natural to expect that a proportion of 
this increased population will demand rental housing. For example, Kupfer 
shows conclusively that many foreign immigrants reside in rental housing in sev- 
eral transition areas located northeast of Edmonton's central business district. !8 


These are older neighbourhoods in which extensive conversion of single-family 


to multiple-family dwellings has occurred. In the questionnaire survey 





I2Canada, Dominion Bureau of Statistics, Eighth Census of Canada, 1941, 
Population, vol. 1, Ottawa, King's Printer, 1946; and idem, Population and 
Housing Characteristics by Census Tracts, Edmonton, 1966, Ottawa, Queen's 
Printer, 1967. 

oN Kupfer, Edmonton Study: Community Opportunity Assessment, 
Edmonton, Government of Alberta, Department of Human Resources, 1967, 


p. 36. 








é. 
‘ ’ s 
beipso!] noitpbommoson Ising bss brome anial ino i prot tot 
bie a 
2uobnsment o ai betluzed 2od baonieh 2idT . ytio lortnes cia oi aii 
' ‘ ie ats 
i P ' e —) 
bno Yd?!) snolo 2inay owt tpl edt nl .nortouriancs tremiacqe ni seps1oni > 7 
‘. 5 +1 i 
-i2a7 vlimpl-signia baqqintztue 107 etinu tremtinge be houitenos Kwon. aaa ‘4 
art .vilpoie .(f erupt} etiqu 006.) of 00b,9 revo wh nothomr b3 ai er 
: - 
er , / es 
y nOMbbommoszoD loins *1i0 banmeb 2ift oniteem® 970 4 rai riw enolt Hbn 103 loiao2 a 
; 
' ‘worl on ad io notias WG 1 iHoky 1g mea atiirn ,diwerp noitolugeg biqo 


: zeoneistenq 7 a 


ttwor® noitolugod — 1; 


4a 6 as i on 4 nsdn nang i 7. at ner Ly = aan 
be ls TWO? be 1D? é€ OPO to one él notnome4 





' 
blohvo} bsilgiilum notnombd notilogertsm te noltplugog ent. ,d0°f brio an . = 
a 

“To foinwwdg 4 io : : 1 imu tory cf ‘| . ' elqoeq 00%  . at, b o7 000, ge my | - 


i9IguA \alqmoxs 107 .pnizvor Joiney boomeb Miw noitoluqog beaperoni aint) 7 
: 
| oF 
a Pa ey —) ie e 2) Pee Pee ‘it, i. a : eh - 
“V92 fi DNHI2ZUON IMINeG! Ai Solas) 2TH TE Toit) nigiorot \ Yam tor} ylevizulono> zwo 
| The! 


% ‘ . — . n os* » | et 
wtoltizib ezsnizud loitineo z'nofhombd lo tenedtion batooe! eno roi tienort =a 


— 
vodrigien ' eblo $10 oxedT 


zboors 


'Vlimpt-sloniz to nvizsavnoo evienstxs doidw ai 





( Mi 
ls ad 
: \ 7 


 yYsvwue oipnnciteeup sit al .beviwooe 20a agniilew inch algitian of 


1a SbonoD to zuzne2 irpid.- _2pitaiint2. Jo 
WuUQot -<mnebi | brio fis \ObRT vietnind : 
) er 10° 2 ees ynptnom , 


_ 


Figure 1 


DWELLING STARTS BY TYPE, 
METROPOLITAN EDMONTON 


1952-1968 
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According to C.M.H.C., an apartment Source: Central Mortgage and 
is a structure containing three or more Housing Corporation , 
dwelling units. 1968 
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conducted for this thesis, it was found that of 54 persons indicating that they 
had arrived in Edmonton during the past year, 39 people, or 72 per cent, re- 
sided in rental units. Thirty-two of these 39 people were apartment tenants. 
These two examples are indicative of a housing demand, created by an expand- 
ing population, which is spurring extensive conversion and apartment redevel - 


opment in the city. 


Population Composition Changes 

Several studies have pointed to the recent increase in size of two 
segments of the population which typically demand rental accommodation. 14 
Both the 19 to 24 years of age group and the over 65 years of age category have 
expanded considerably. Because it has long been a pattern for young persons, 
either single or newly married, to rent dwellings before entering the market for 
sales housing, the large number of children born in the 1940s is now beginning 
to demand rental housing. This is true in Edmonton. Between 1961 and 1966, 


the 19 to 24 years of age segment increased by 27 per cent from 25,828 to 


32,845 people.!5 Similarly, the number of persons over 65 years of age grew 


14S ee for example: A. K. Ekersberg, "Housing for the Elderly," Appraisal 
Journal, vol. 30 (October 1962), pp. 523-534; C. Fowke, "Why the Surge in 
Apartments?," Canadian Builder, vol. 13 (July 1963), pp. 28-31; A. Melamed, 
"High-Rent Apartments in the Suburbs," Appraisal Journal, vol. 30 (April 1962), 
pp. 270-289; W. F. Smith, The Low Rise Speculative Apartment, Research Re- 
port No. 25, Centre for Real Estate and Urban Economics, University of Califor- 
nia, 1964, pp. 29-30. 


2 CBhrrday Dominion Bureau of Statistics, Population and Housing Charact- 
eristics by Census Tracts, Edmonton, 1961 and 1966, Ottawa, Queen's Printer, 
1963 and 1967. 
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significantly from 19,542 to 28,286 people, a jump of 44 per cent. Me 


Changing Housing Preferences 

Apartment living, apparently, has become increasingly more 
acceptable to a wider range of people than it once used to be. M4 As the size 
of the city has increased (and with it transportation costs and travelling time), 
as apartment design has become oriented towards increasingly sophisticated de- 
mands, and as the costs of homeownership have continued to rise, the preference 
for apartment residence has become more prevalent. The conveniences of built- 
in services and the lure of living close to downtown job, shopping and cultural 
activities appear to be ample compensation for the relative lack of privacy in 
apartment living. Developers are capitalizing on these new housing choices 
and to meet such demands, they are redeveloping properties near the core of the 
city and other focal points. Such decisions aid in the formation of transition 


areas. 
ECONOMIC CONDITIONS 


Three important economic aspects which are influential in changing 





lipid. 


this trend is discussed in: Bank of Nova Scotia, "Apartment Boom In 
Canada," Monthly Review (October 1965), 4 pp.; L. S. Bourne, "Market, 
Location, and Site Selection," op. cit., pp. 211-216; B. J. Frieden, "Some 
Local Preferences in the Urban Housing Market," Journal of the American Insti- 
tute of Planners, vol. 27 (November 1961), pp. 316-324; and E. T. Rashleigh, 
"Observations on Canadian Cities, 1960-1961," Plan Canada, vol. 3 (Septem- 
ber 1962), p. 70. 
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the character of residential districts are associated with the functional growth 
of the city, investment opportunities and the rising cost of living. Like many 
other factors, these aspects do not work in isolation. Rather, they contribute 
significantly to effect change by interacting with other conditions as well as 


with each other. 


Functional City Growth 

Just as Edmonton's population has exploded, so too has the city's 
economy. One of the results of this functional expansion has been the forma- 
tion of growth points in the community, near which employees working in these 
centres desire to live. For example, as the job pool of Edmonton's central busi - 
ness district has increased, a demand for nearby rental housing has arisen. Simi- 
larly, the rapid expansion of the University of Alberta and the Northern Alberta 
Institute of Technology has influenced conversion and apartment construction 


18 


near these nuclei. Indeed, interviewed tenants who live in rental units near 
these centres, particularly students, professional and clerical staff people, cited 
the desire to be close to work as an important factor for living close to these 
points. In addition, the areal expansion of such focal points often casts a shadow 


upon the surrounding neighbourhood. This growth creates an atmosphere of spec- 


ulation and frequently hastens the intensification of residential redevelopment. 


ISR. F. Windsor, The Campus Fringe of the University of Alberta, 
Unpublished M. A. thesis, University of Alberta, Edmonton, 1964, 
133 pp. 
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Investment Opportunities 

Because the redevelopment or conversion of properties may rep- 
resent an opportunity for considerable financial gain, the value of the income 
to be realized from such an investment will often determine the feasibility of 
change taking place. The current availability of mortgage money and abun- 
dance of prospective apartment purchasers are helping to accelerate the trend 
to apartment construction. !? In Edmonton, profits exceeding $50,000 are fre- 
quently being made from the sale of walk-up, two-and-a-half storey "specu- 


20 


lative" apartments. 


Rising Living Costs 

The financial plight of many homeowners has been well documented 
by the recent Task Force on Housing conducted by the Federal Government. 21 
This study showed that rising living costs are prohibiting great numbers of people 
from owning homes. A recent report by the City of Edmonton Planning Depart - 
ment further suggests that of just over 90,000 families in the city, nearly 50,000 
cannot afford to purchase new pebeing tas A partial consequence of this situa- 
tion has been the intensification of the demand for rental accommodation. 
ea 


19w, F. Smith, The Low Rise Speculative Apartment, op. cit., pp- 19-35. 


20This figure was obtained from records kept in the Assessors Department, 
City of Edmonton, during the course of field work, 1968. 


AUN A: item in The Edmonton Journal, January 29, 1969, p. |. 


Ea item in The Edmonton Journal, January 17, 1969, p. 36. 
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Important, too, is the fact that some people are adding suites to their houses 
to supplement incomes so that they can afford to purchase sales housing. This 
type of decision, influenced by rising living costs, contributes to functional 


and structural change in residential areas. 
CONDITIONS OF THE HOUSING STOCK 


Many of the most common and obvious factors conducive to resi- 
dential change and the formation of transition areas are associated with the 
physical form of the city. The age, condition and type of structures constitut- 
ing the city's housing inventory are important considerations. In the transition 
process, older, and often obsolete, buildings are sometimes sought as the nucleus 
of a redevelopment project. Although Edmonton is a very young city, nearly 
4,000 buildings, or 4.5 per cent of the housing stock, were in need of major 
repair according to the 1961 Census of eannddese As well, just over 12,000 
dwellings, or 13.3 per cent of the housing inventory, were built before 1920.24 
Such units are near the end of their structural life and consequently are ripe for 
Uxidcententee= In addition, many houses constructed before 1920, or even 


23 candda, Dominion Bureau of Statistics, Population and Housing 
Characteristics, op. cit. 


24 id, 


25this is not always the case, as witness many older sections of a city, 
such as the Boyle Street neighbourhood in Edmonton, where partly because of 
the run-down or blighted condition of the district, redevelopment is not 
attracted. Such conditions, however, often influence conversion activity. 
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before 1940, are commonly either one-and-a-half or two storey dwellings. 
Because of their form and age, these types of houses are very suitable and 
likely to be converted to become multi-family residences. Older houses are 
also the most susceptible to filtering down of housing. Thus, the condition, 
age and type of dwellings which constitute the housing stock of the city are 
important factors which frequently determine whether or not change will occur. 


More specifically, they indicate where transition will be found in the city. 
POLITICAL CONDITIONS 


Political factors, as exemplified by zoning ordinances and 
urban renewal schemes, can have a significant influence on the formation of 
transition areas, By designating certain sections of the city to be the focus of 
conversion or redevelopment activity, zoning encourages the transition process 
to nein OP Similarly, urban renewal is an important factor causing change in 
the residential structure of chee Owing to the youth of Edmonton, however, 
urban renewal has not yet been an important tool in effecting change in this 
city. 28 An excellent example, though, of a particular political situation which 


ee ee Oe ee eee 


26Personal communication, Mr. J. Masterton, Research Planner, City of 
Edmonton, February, 1969. 


27. or a discussion of the role played by urban renewal see: M. L. Colean, 
Renewing Our Cities, New York, The Twentieth Century Fund, 1953, 181 pp. 


28, H. Rogers, "Neighbourhood Improvement: The Edmonton Approach 
to Renewal," Appraisal Institute Magazine, vol. 9 (September 1965), pp. 
13-27. 


Sf 





: 
.spnillawb yerote ow? Je tod+o-bae-sno tedtio yinommes ei), O81 axoted 


+ - 
bro sidotive yiev ei esevor to 2eqyi sedi , apo bao mmo} tied to szupsed 
a1oeervorl wblO .2aanebiear ylimwl-ithum emooed of betrevacs ad of yleail 1% 
noitibnos sii ,zud? .gaieuon to aweb paitetli} of siditqeseue teom ont elo 


exp tio efit to doote gnizued srlt stutitenos doidw agnillewb to eqy? bap seo 
.1u920 Iliw spnpro ton 10 SAtedw sninmsteb yitasupsii doidw aotant tnohogmi 


.\tio arli ni bnuoct-ed Hiw noitienort @edw stoaibni yet ,yilaoilioege s10M 


2ZAOITNIGUOD JADITIION 


bno esanonibic grinos yd-beitilgmexe ao ,#10fo08 lpoitilod 
%6 noltomio? sft no sansulini inooitingia p svod mpo ,zemeroz loweres nodw 
to 2301 arlt ed.of vio art to enciige: ninhies grltonpizeh yA .2neiw noiti¢angt 


29079 nolliznort ort zagpiveane palnos , ytivitan tnamgolevsber 10 adlztevnes 


. -5 Of 
Ni @_AONS pnizvoo idfsot tashoegmi no.2) Ipweqer nod sXlwlimie ~wo0 of 


; wr VA\ = 2 
vevewod ,netnombi to rtuoy edt of gniwO *~ .gettia to stutourie loitnebieei edt == 
zint ni sgnoro onitaetis ni loot taoteqmi: no nesd tsy ton. 20d lowenen aodw: 


ddidw noitoutie lositileg roluoitieg.» to, yelper! ,slqmoxe tosilesxs nA 8S tio 


= 1. 
: 


fe peer ici 


93) tip a4 i, ‘i geeee 


{ 
i ‘ 


40 — imal ak mae ae} 


». ¢ im 
are fh: 
= 





13 


has exerted considerable influence in Edmonton was an order issued during 
World War II by the Federal Government. This called for "...making avail - 
able every inch of domestic accommodation during a period of crisis. 029 This 
proclamation has resulted in the maintaining of hundreds of "illegal" suites, 


significantly altering the character of many residential areas in the city. 
THE INFLUENCE OF TECHNOLOGY 


Technological advancements have also contributed greatly to re- 
shaping the city 20 For example, the advent and common use of the automobile 
facilitated decentralization and suburban growth, and the skyscraper and elec- 
tric elevator made possible the development of high density land uses on small 

31 
pieces of city real estate. | Also, various new construction techniques, such as 
the "travelling crane," have made possible the building of high rise apartments 


more quickly, efficiently and Bcononieal lta 2 Redevelopment is encouraged, 


22 City of Edmonton, Planning Department, Outline History of Illegal Suites, 
1968, p. 1. (Mimeographed. ) 


soee for example: R. L. Meier, "The Evolving Metropolis of New Tech- 
nology," Planning and the Urban Community, ed. H. S. Perloff, Pittsburg, 
University of Pittsburg Press, 1961, pp. 28-42. 


Ni Gottmann, "Why the Skyscraper? ," Geographical Review, vol. 56 
(April 1966), pp. 190-212. 


32the journal , Canadian Builder, contains many articles which point out 
the role of new construction methods in facilitating the construction of high 
rise and walk-up apartments. See for example: "The Slipform Method: A 
New System for Apartment Building in Canada," Canadian Builder, vol. 13 
(September 1963), pp. 40-42. 
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as a result, and the formation of transition areas is expedited. 


SUMMARY 


Because of the paucity of research about the transition process, 
the many conditions which interact to modify the structural and functional char- 
acter of residential areas are only now beginning to be recognized. Some of the 
more important factors conducive to change and their influence in facilitating 
redevelopment and encouraging the formation of transition areas have been sug- 
gested. It appears that these factors interact in three major stages to effect change. 
Initially, various segments of the population demand rental accommodation (social 
and economic conditions). To meet these requirements, developers determine the 
feasibility of a redevelopment project (financial and technological conditions). 
Finally, after a redevelopment project has been considered feasible, the physical 
form and pattern of the city are examined to determine the possible location of 
residential change (growth points and housing and political conditions). As well 
as illustrating the redevelopment aspects of the transition process, these three 
generalized stages hold equally true for the conversion of single-family to multi- 


family residences. 
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Chapter II 


THE LOCATION OF RESIDENTIAL TRANSITION AREAS 


INTRODUCTION 


Since the late 1950s, apartment redevelopment has become an 
increasingly prevalent feature in many Canadian and American cities. Such 
redevelopment, which is the dominant form of functional and structural change 
in transition areas, is most common in older districts near the central business 
district and sub-nuclei within the urban area. Conversion activity, the other 
major form of change in transition areas, also predominates in older sections of 
the city, diminishing in intensity as distance from these sections increases. This 
chapter provides an analysis of the location of residential transition areas, both 
in relation to three widely known theories of urban growth and structure and to 


empirical field observations. 


THEORIES OF URBAN STRUCTURE 
AND THE LOCATION OF TRANSITION AREAS 
Three of the most widely analyzed theories on urban growth and 
structure are the concentric zone, sector and multiple-nuclei concepts. | Al- 
though criticized as oversimplifications of reality, these schemes nevertheless 


Se SS SS a 


These theories are discussed in: F. S. Chapin, Jr., Urban Land Use 
Planning, second edition, Urbana, University of Illinois Press, 1965, pp. 14-21. 
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provide a conceptual framework for determining the location of transition areas. 
All attempt to identify areas were the processes of aging and deterioration of 


the housing stock are likely to lead to transitional characteristics. 


Burgess' Concentric Zone Concerta 

According to Burgess, the form and pattern of the city consists of 
a series of five concentric zones (Figure 2). Basic to this concept is the fact that 
each zone would "...extend its area by the invasion of the next outer zone." 3 
As more intensive land uses replace less intensive uses in a process of succession, 
transition areas characterized by dwelling conversion develop where the bound- 
aries of these zones meet. In this manner, single-family houses are converted to 
multiple-family dwellings in an outward progression from the city's centre. Asa 
result, change is directly related to the age of the housing stock and the growth 
pattern of the city. This model, however, makes no provision for apartment 


4 


redevelopment. 


Hoyt's Sector Goncect 


a 


“a W. Burgess, "The Growth of the City: An Introduction to a Research 


Project," The City, eds. R. E. Park et al., Chicago, University of Chicago 
Press, 1925, pp. 47-52. 


SIbid., p. 49. 


4 
This omission is understandable because during the 1920s, apartment rede- 
velopment had not yet become a common feature of the urban growth process. 


7H Hoyt, The Structure and Growth of Residential Neighbourhoods in Amer ~ 
ican Cities, Washington, United States Government Printing Office, 1939, 
149 pp. 
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THEORIES OF URBAN STRUCTURE 
and the 
LOCATION OF TRANSITION AREAS 


ZONE TYPE OF LAND USE 


Central Business District 

Wholesale and Light Manufacturing 
Low-Class Residential 
Medium-Class Residential 
High-Class Residential 

Heavy Manufacturing 

Outlying Business District 
Residential Suburb 

Industrial Suburb 


CONCENTRIC ZONE (Burgess) Oriel a O08 


SVUMNOURWD— 


— 


Residential Transitional 
Characteristics 


Area of Conversion 
Activity 


Area of Apartment 
Redevelopment 


MULTIPLE-NUCLEI (Harris and Ullman) 


Source: After Harris and Ullman, 1959 
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Hoyt disagreed with the concentric zone theory of urban growth. 
He felt that residential areas expand in sector-like fashion from a central core 
"along main transportation lines or along lines of least resistance. "6 Like 
Burgess, though, Hoyt placed emphasis on aging and deterioration as determi- 
nants of the location of residential change: "Thus, in the framework of the city 
there is a constant dynamic shifting of rental areas....Physical depreciation of 
structures and the aging of families constantly are lessening the vital powers of 
the neighbourhood."7 If we accept Hoyt's premise, conversion activity will be 
located in sectors radiating from the central business district (Figure 2). Hoyt 
also initiated the idea that "deluxe high-rent apartment areas tend to be estab- 
lished near the business centre in older areas. (This was) one apparent exception 


to the rule that high-rent neighbourhoods do not reverse their trend of growth. n8 


Harris and Ullman's Multiple-Nuclei Concept ” 
In direct contrast to Burgess and Hoyt, Harris and Ullman believed 


that "in many cities the land-use pattern is built not around single centres but 


Ye H. Harris and E. L. Ullman, "The Nature of Cities," Readings in 
Urban Geography, eds. H. M. Mayer and C. F. Kohn, Chicago, University 
of Chicago Press, 1959, p. 283. 


a Hoyt, "The Pattern of Movement of Residential Neighbourhoods, " 
[bidtyip.s509,. 


Sibid., p. 505. The sector theory is further analyzed in: L. Rodwin, 
"The Theory of Residential Growth and Structure," Appraisal Journal, vol. 18 
(July 1950), pp. 295-317. 


aver and Ullman, op. cit., pp. 277-286. 
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around several nuclei." !9 Each of these centres specializes in a particular 
kind of function (Figure 2). In all three models, however, there is agreement 
concerning the location of residential change: "Because of obsolescence of 
structures, the older margins of residential districts are fertile fields for invasion 
by groups unable to pay high rents." !1 Thus, change is found adjacent to other 
nuclei as well as the central business district. For example, an once isolated 
community now engulfed by city expansion might be a focal point for functional 


change. Residential redevelopment is not considered in this concept. 
THE LOCATION OF TRANSITION AREAS IN EDMONTON le 


Despite recent trends to peripheral development, apartment con- 
struction in Edmonton remains largely concentrated within the bounds of the built- 
up central city. In fact, as Figure 3 clearly reveals, most apartments to date have 
located within those parts of the city that were established by 1945. In this city- 
wide context, other transitional patterns are evident. Most apartment redevelop- 
ment is located near the central business district, functional growth points (such 
as the University of Alberta, the Northern Alberta Institute of Technology and 


the Jasper Place and Strathcona business centres), along major arterials and over- 





lOibid., p. 283. 
Nibid. 
12Because it was beyond the scope of this thesis to map the distribution of 


conversion activity in the city, this aspect of the transition pattern is discussed 
only briefly. Emphasis is placed on areas of apartment redevelopment. 
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Figure 3 
LOCATION of APARTMENT CONSTRUCTION 
in EDMONTON, 


1963-1968 
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looking the North Saskatchewan River valley (Figure 3). 

Existing apartment clusters also serve to attract further redevelop- 
ment, largely reflecting the channelling effect of zoning. This fact is illus- 
trated in Table 1, which lists various areal housing characteristics (such as age 
and median value of housing by census tract) that can be related to apartment 
redevelopment. For example, Census Tracts 14 and 19, which are located close 
to the central business district and had the greatest concentration of apartments 
in the city in 1961, attracted the most redevelopment between 1964 and 1968 
(Table 1). However, once an area is fully developed either to the limits of 
zoning density controls or to the point where rising land costs deter development, 
apartments may shift to other parts of the city. Shifts in apartment construction 
have taken place in Edmonton (Figure 4). In particular, that area near the 
Northern Alberta Institute of Technology (Census Tract 4) has emerged since 
1966 as one of the most active areas of apartment redevelopment in Edmonton. 
Many geographic factors, therefore, have influenced the distribution of transi- 


tion areas distinguished by amount, sequence and types of redevelopment. 


Redevelopment Within Older Residential Districts 

Because older properties are often sought as the nucleus of a 
redevelopment scheme, most apartment construction is occurring in older resi- 
dential districts of Edmonton (Table 1 and Figure 3). Some of Edmonton's oldest 
established areas, though, have not yet attracted redevelopment. This is most 
noticeable in that area, which is the city's nearest approach to a slum, east of 


the central business district (Census Tract 20). Here, many houses need repairs 
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and lots having twenty-five foot frontages are common.!? These conditions 


; , Le ae 14 
apparently discourage redevelopment, although conversion activity is prevalent. 


Redevelopment Near the Central Business District 

Extensive apartment redevelopment and conversion activity abuts 
the southern, western and northwestern margins of Edmonton's downtown area 
(Census Tracts 14, 18 and 19; Table 1). High rise apartments are concentrated 
immediately south and west of the central business district. This particular trend 
is the result of high land values, current zoning ordinances and heavy demands 
for rental accommodation in this area. Generally, apartments have replaced 
older houses in what was once one of the most fashionable neighbourhoods in 
Edmonton. This fact is shown in Table 1 by the high median value of housing 
for Census Tract 19. 

Although walk-up, two-and-a-half storey apartments are found 
south and west of the downtown core, they are more common to that district to 
the northwest which coincides with Census Tract 14. In this area, older houses 
were removed initially, but newer dwellings, built during World War II, are now 
being replaced as redevelopment expands outward from the central business dis- 


a ARS ; , 
trict. The pattern of conversion and apartment construction near Edmonton's 


WS City of Edmonton, Planning Department, General Plan, 1967, p. 112. 
Leaner obstacles to redevelopment are discussed in: L. S. Bourne, Private 
Redevelopment of the Central City, Research Paper No. 112, Department of 
Geography, University of Chicago, 1967, p. 34. 
le this housing information was obtained from records kept in the Assessors 
Department, City of Edmonton, during the course of field work, 1968. 
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central business district, as shown, reflects elements of the urban structure 


theories of Burgess and Hoyt. 


Redevelopment Near Functional Growth Points 

In Edmonton, conversion and redevelopment are occurring near 
the University of Alberta (Census Tracts 22 and 29), the Northern Alberta Insti- 
tute of Technology (Census Tract 4), and the community centres of Strathcona 
(Census Tracts 23, 24 and 30) and Jasper Place (Figure 3). Strathcona, once a 
separate town before joining Edmonton in 1912, 16 is the business focal point 
for the south side of the metropolitan area. From this centre, transition areas 
expand concentrically into the adjacent neighbourhoods and sectorally along 
Whyte (82) Avenue. A similar transition pattern occurs to the east of the 
University of Alberta (Figure 3). 

Residential areas in transition near Jasper Place and the Northern 
Alberta Institute of Technology are characterized differently. As seen in Figure 
4, they have attracted redevelopment mainly in the last two years. Also, there 
has been only limited conversion of dwellings, and walk-up apartments have 


generally replaced houses built as recently as twenty years ago. 





16), G. MacGregor, Edmonton: A History, Edmonton, M. G. Hurtig, 
Wb Bieskz. 


Some very old houses, constructed during the land boom period from 1910 
to 1914, were removed during the initial stage of the redevelopment process. 
For a brief account of this boom period see: M. H. Rogers, "Neighbourhood 
Improvement: The Edmonton Approach to Renewal," Appraisal Institute Maga- 
zine, vol. 9 (September 1965), p. 15. 
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Redevelopment Along Major Arterials 

The obvious advantage of accessibility is attracting considerable 
apartment construction to those major thoroughfares which lead into the down- 
town business core and other functional centres of Edmonton (Figure 3). Accord- 
ing to city planning officials, redevelopment sometimes is channelled to such 
locations because apartments serve as "buffers" to protect the property values of 
surrounding single-family fecidence te Furthermore, houses adjacent to major 
arterials are more likely to be in poor condition and in need of replacement than 
houses occupying other sites. Jasper and Whyte Avenues and 82, 124 and 149 
Streets are arterials attracting a good deal of redevelopment. Recently, apart- 


ments have also started to locate along 97 and 101 Streets and 118 Avenue. 


Redevelopment Near the North Saskatchewan River Valley 

Seeking the amenities of view and open space, high rise apartments 
have located along the North Saskatchewan River valley, thus creating a striking 
and dominant feature of the Edmonton landscape. Some of these apartments are 
not redevelopment projects, but a greater number, particularly those south and 
west of the central business district and in the University of Alberta— Strathcona 


area, are replacing older, once highly fashionable houses. 


Redevelopment Dispersed Throughout the City 
When generalizations are devised, exceptions become evident. 


a 


18 Personal Communication, Mr. J. Masterton, Research Planner, City of 
Edmonton, February, 1969. 
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Such is the case in Figure 3 where isolated apartments can be observed which 
are not included in any distinct transition area. These buildings are commonly 
replacing older and sometimes obsolete properties, and are primarily related to 
job, shopping and transportation facilities. Considering the growth patterns of 
more fully developed transition areas, it is reasonable to believe that future 


transition areas will be formed around these isolated developments. 
ZONING AND THE LOCATION OF TRANSITION AREAS 


The present distribution of apartment redevelopment, outlined 

above, reflects the general zoning principles of the city: 

"The general purpose of this (apartment) district is to encourage 

the orderly transition, renewal or redevelopment of older low 

density residential areas which by reason of their proximity to 

traffic routes, commercial centres and accessibility warrant a 

more economical and intensive use of land with a wide range 

of residential accommodation. "19 
Redevelopment, therefore, cannot take place unless the project's potential 
site is consistent with these principles and is zoned accordingly. However, if 
a developer can provide valid evidence demonstrating why zoning in any area 
should be changed, zoning can be changed. For example, the recent apartment 
boom near the Northern Alberta Institute of Technology, located in an estab- 
lished area with access to schools, employment centres, shopping and transpor- 
tation facilities, is a good example of the willingness of city officials to 


a nn ne eae UEtEEEddEtdEEEdEE ESS aSnS a 


V9city of Edmonton, Planning Department, Zoning Bylaw No. 2135, 
1964, n. p. 
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co-operate when change was proven necessary 20 However, just as developers, 
or even local residents, can call for change in an area, “| redevelopment can 
be checked by a petition from the established residents of a neighbourhood. 22 
To sum up, rather than directly stimulating or restricting redevelopment, zoning 


channels such activity to areas where the location and conditions for change are 


most warranted. 
SUMMARY 


The pattern of residential change in Edmonton shows character - 
istics of the concentric zone, sector and multiple-nuclei concepts of urban 
growth and structure: "Each of these hypotheses has a certain validity... .they 
are mutually compatible, and each partially describes the typical city. "23 Con- 
version, for example, is concentrated in those older sections of Edmonton close 
to the central business district, expanding and diminishing in intensity concen- 


trically and sectorally from this central point. This transitional pattern is also 





20Personal Communication, Mr. J. Masterton, Research Planner, City of 
Edmonton, February, 1969. 


2 Ter, ‘ ‘ 
Ms was largely the petitioning of local residents, mainly because they 
wished to raise the speculative value of their properties, that zoning changes 
were introduced to permit apartment development along 156 Street. Ibid. 


aor Edmonton Journal has printed various articles which describe such 
incidents. See for example: G. Demarino, "Apartment Developers Battle 
Over Development Plan," The Edmonton Journal, May 5, 1967, p. 30. 


23H M, Mayer, "Spatial Change Inside the American City," Problems 
and Trends in American Geography, ed. S. B. Cohen, New York, Basic Books, 
1967), ip 9854; 
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repeated near other growth points, thus illustrating an aspect of the multiple- 
nuclei model. 

With respect to the location of transition areas characterized by 
redevelopment, support of the sector theory is further warranted when observing 
apartment construction in that better class residential district which lies immed- 
iately to the west of Edmonton's central business district. Apartment redevelop- 
ment which is currently taking place in other parts of the city, however, is not 
provided for in the sector, concentric zone or muitiple-nuclei concepts. Rather, 
the location of apartments near functional growth points, the river valley and 
major arterials can be attributed to factors such as favourable environmental 
amenities and easily accessible job, shopping, transportation and cultural facil - 
ities. 24 

Similar redevelopment trends have been noted in other Canadian 
and American cities. McAfee has pointed out that the "West End" in Vancouver, 
an area of splendid environmental factors and once fashionable homes, now is 
characterized by many high rise apartments. 2° In Calgary, too, apartment re- 


development has been drawn in a sector pattern towards "... prestige communities 





24 An analysis of apartment location, employing correlation techniques and 
worthy of further empirical testing, is contained in: L. S. Bourne, "Market, 
Location, and Site Selection in Apartment Construction," The Canadian 
Geographer, vol. 12 (Winter 1968), pp. 211-226. 


25p. McAfee, Residence on the Margin of the Central Business District: 
A Case Study of Apartment Development in the West End of Vancouver, B. C., 
Unpublished M. A. thesis, Universityof British Columbia, Vancouver, 1967, 
133 pp. 
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such as Mount Royal. "26 Considerable apartment construction was noted by 
Bourne in the suburban areas of metropolitan Toronto, as well as adjacent to 


27 


the central business district and other nuclei, particularly the subway.~’ And, 
in many cities in the United States, construction of apartments is oriented to- 
wards expressways radiating from the central cores of these cities.28 These 
locational trends, shown to occur in Calgary, Edmonton, Toronto and Van-~ 


couver, are not restricted to these cities alone. They have also been observed 


, 29 
in most other large urban areas across Canada.” 





26p J. Smith, Change in a Youthful City: Calgary Alberta, Edmonton, 
Department of Geography, University of Alberta, 1968, pp. 19-20. (Mimeo- 
graphed.) 


{Bourne} op. cit. 
een Hoyt, "Expressways and Apartment Sites," Traffic Quarterly, 
vol. 12 (April 1958), pp. 263-268. 


ar eee trends are reviewed annually in the periodical, Canadian Builder. 
See for example: "Survey 1968: Apartments," Canadian Builder, vol. 18 


(June 1968), pp. 53-71. 
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Chapter III 


DIMENSIONS OF LAND USE CHANGE IN TRANSITION AREAS 


INTRODUCTION 


During the transition process, apartment redevelopment and 
dwelling conversion substantially alter the character of a residential area. In 
Chapters 1 and 2, some conditions for the formation and distribution of transi- 
tion areas were outlined. The remaining sections of this thesis comprise an anal- 
ysis of the processes of functional, structural and population change. This chap- 
ter focuses upon temporal and spatial dimensions of land use change as a measure 
of functional change, and is concerned specifically with the amounts, rates and 
patterns of land use change. Land use succession, an important aspect of the 


transition process, is also examined. 


THE STUDY AREAS 


The seven areas chosen for study (Figure 5), although similar in 
redevelopment and conversion activities, differ in age, types and conditions of 
housing. Table 2 shows the development of the study areas by the period of the 
initial occupation of each lot, while the land use structures of each area for the 
years 1953, 1958, 1963 and 1968 are presented in Tables 3 - 6. 

In Area 1 there is limited conversion activity scattered throughout, 


but single-family residences dominate the land use pattern (Table 6). Walk-up 
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Figure 5 


LOCATION OF THE STUDY AREAS 
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apartments in this area are found only along a major thoroughfare, 82 Street. 
Single-family houses, built mainly during the 1940s, also characterize Area 2, 
but here the influence of the Northern Alberta Institute of Technology in par- 
ticular has led to considerable apartment development. 

Areas 3 and 4, located close to the central business district, are 
older neighbourhoods of once fashionable homes, and have been in transition 
longer than the other study areas. Dwelling conversion has been occurring here 
since the late 1920s and these areas were among the first in Edmonton to attract 
apartment redevelopment during the late 1950s and early 1960s. Area 4 is fur- 
ther characterized by high rise apartments which overlook the North Saskatche- 
wan River valley. 

Two-and-a-half storey apartments located in Areas 5 and 6 have 
been constructed mainly since 1965, and have frequently replaced structurally 
obsolete dwellings. Basement and other converted houses in these two areas are 
often rented by students from the University of Alberta. In Area 7, situated 
northwest of the downtown core of Edmonton, apartments have been built most 
intensively during the past two years. Like the other study areas, a major 


arterial runs through Area 7. 


RESIDENTIAL LAND USE TYPES: AMOUNT AND RATE OF CHANGE 


Measurement of Functional Change 
To measure functional change, the number of residential proper- 


ties and the square footage of each property, as classified by land use types, 


Os 
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were calculated at five year intervals—1953, 1958, 1963 and 1968 (Table 7 
and Appendix C, Tables 1 - 7). These areal values have been graphed and 
mapped to show significant temporal and spatial patterns of functional change 
(Figures 6 and 9 - 15). The assessed land and building values of residential 
land uses were also graphed, thus emphasizing further the trends shown by 
changing property areas (Figures 7 and 8). To facilitate the comparison of 
change among areas, the square footage and the assessed land and building 


values have been calculated as percentages for each study area. 


Single-Family Residences 

Prior to apartment redevelopment, single-family houses dominated 
the residential pattern of each study area. In 1953, their importance ranged 
from 100 per cent of the land use structure in the more recently established Area 
2, to approximately 60 per cent in the older districts 4 and 5, where consider - 
able dwelling conversion had already taken place (Table 3). Throughout the 
study period, 1953 - 1968, the total number of single-family residences has 
been reduced by more than 40 per cent, from 585 to 339 (Table 7). Although 
the general trend is one of decline, there are variations within this overall pat- 
tern. 

Between 1953 and 1958, there was an overall loss in all areas of 
80 single-family units and a decrease in lot area of almost 13 per cent (Table 8). 
The greatest change occurred in Area 5, where there was an areal decrease of 
AO per cent as a result of extensive conversion activities. Conversion processes 


were also very active in Area 3. At the other extreme, Area 1 showed an 
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Figure 6 
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Figure 7 


DIMENSIONS OF CHANGE 


(By Percentage of Total Assessed Lot Value) 
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Figure 8 


DIMENSIONS OF CHANGE 


(By Percentage of Total Assessed Building Value) 
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increase of 5 per cent because a number of converted dwellings reverted to 
single-family status. The remaining areas experienced losses of single-family 
residences, but it was slight in most cases (Appendix D, Tables 1 - 7). 

The decline in the number of single-family houses continued dur- 
ing the period 1958 - 1963, with a fall from 505 to 461 (Table 7). The 9 per 
cent decrease in lot area, though, was slightly lower than before (Table 8). 
Once again, Area 3 experienced substantial decrease (24 per cent), while Area 
4, which experienced a 27 per cent decrease, emerged as a new centre of apart- 
ment redevelopment (Appendix D, Tables 3 and 4). In Area 5, by contrast, the 
loss of single-family residences ceased completely and it became the most stable 
of all the study areas. The four remaining areas again showed slight decreases. 

In the third period, 1963 - 1968, the number of single-family 
residences fell by a further 122, while their lot area decreased by 26 per cent. 
By 1968, single-family houses made up only 48 per cent of all residential pro- 
perties as compared with 77 per cent fifteen years previously (Table 7). The most 
active change in the final period was in Areas 3, 4 and 7, each of which declined 
by approximately 40 per cent in single-family area (Appendix D, Tables 3, 4 and 
7). \t is also apparent, however, that all the other study areas experienced sub- 
stantial losses, the most modest being the 10 per cent recorded in Area 1. The 
five years following 1963 were thus the most active as far as the loss of single- 
family residences was concerned. In both numbers of dwellings and the distribu- 
tion of these dwellings through the study areas, the decrease was more extensive 


than ever before. 
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Converted Dwellings with Basement Suites 

Converted houses with basement suites, although found in all 
study areas, are most prevalent in Areas 2, 5, 6 and 7, where newer types of 
buildings can accommodate such conversion activity. In those areas where 
older housing predominates, basement suites are limited in number. Also of 
great significance is the fact that basement suites have gone through three dis- 
tinct phases in the study period (Figures 6 - 8). 

The period 1953 - 1958 was characterized by rapid increase. 
The total number of basement conversions rose from 76 to 123, and their lot area 
increased by nearly 50 per cent (Tables 7 and 8). Expansion was greatest in 
Area 5; here, basement suites increased from 14 to 35, and their lot area by 135 
per cent. Considerable gains were also experienced in Areas 6 and 7, Demands 
for rental accommodation by students of the nearby University of Alberta caused 
the marked increase in Area 6. 

This was followed by a period of stabilization between 1958 and 
1963, when the number of basement conversions increased by only nine, toa 
total of 132. There was a loss of three basement suites in Area 3, marking the 
beginning of the redevelopment of the sites of converted dwellings, but as a 
general rule the condition of stability applied to all areas. 

The period 1963 - 1968 is distinguished by a significant decline 
in the number of dwellings with basement suites. The total for all areas stood at 
96 in 1968 as compared to 132 five years before (Table 7). Decline was greatest 


in Areas 3, 5 and 7, where the decrease in lot area ranged from 40 to 50 per 
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cent (Appendix D, Tables 3, 5 and 7). The rate of decrease in basement 
conversion lot area for all areas, 31 per cent, is comparable to the 27 per cent 
rate of decrease of single-family residences during the same period (Table 8). 
Although there was an overall increase of twenty basement suites between 1953 
and 1968, by 1968 conversion activity had almost ceased, as apartment rede- 


velopment became the dominant form of functional change in all areas. 


Converted Dwellings with Other Suites 

Other multiple-family converted dwellings (for example rooming 
and boarding houses) are present in only a few study areas (Areas 3, 4, 5 and 
6; Table 6), and are most common in long established neighbourhoods which are 
close to the central business district and the Strathcona business centre. The 
temporal sequence that characterizes basement conversions (increase —stabili- 
zation—decline) also applies to this residential type (Figure 6), although the 
dimensions of change are less and several areas deviate slightly from the general 
pattern. 

Between 1953 and 1958, the total lot area of other converted 
dwellings expanded by 17 per cent, while the number of dwellings increased 
from 40 to 49 (Tables 7 and 8). These increases were evenly distributed among 
all areas. During the stabilization period, 1958 - 1963, there was very little 
change anywhere, and the 7 per cent share of the land use structure was main- 
tained. Then, in the period following 1963, there was a general decline in lot 
area and dwelling numbers, though not uniformly in all areas. A reversal of 


the downward trend occurred in Areas 5 and 6, and was probably due to the 
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increased demand for rental accommodation in the campus fringe by students 

of the University of Alberta. These areas acquired two and five additional dwell- 
ings respectively (Appendix C, Tables 5 and 6). However, losses of seven and 
nine multi-family units in Areas 3 and 4 balanced these gains, and account for 


the overall decrease in lot area of 21 per cent during this period (Table 8). 


Walk-Up and High Rise Apartments 

During the study period, apartments recorded the most significant 
amounts and the highest rates of functional change in each study area. This is 
clearly revealed by the following figures. Between 1953 and 1968, the number 
of walk-up apartments increased from two to 81, while their lot area increased by 
2440 per cent (Tables 7 and 8). High rises, which are found only in Area 4, 
totalled five in 1968, whereas only one existed in 1963. And, as a proportionate 
share of the land use structure, apartment land use rose from almost nil in all 
areas in 1953 to as high as 45 per cent in Areas 3 and 4 in 1968 (Figure 6). Fur- 
thermore, apartment developments were responsible for the addition of approxi- 
mately 2,000 dwelling units to the housing inventory of the study areas. 

These increments are further substantiated by the sharp increase 
in the assessed value of apartment lots and buildings in relation to other land 
use types (Figures 7 and 8). While the assessed value of apartment lots rose from 
$10,000 to $90,000 between 1953 and 1968, the assessed value of apartment 
buildings increased from $50,000 to $4,600,000. 

In each study area, apartment redevelopment was most intensive 


between 1963 and 1968. Between 1958 and 1963, however, seven apartments 
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were built in Area 3 and five in Area 4, largely reflecting the close proximity 
of these areas to the central business district, near which apartment redevelop- 
ment in Edmonton first occurred. With the rising demand for rental accommo- 
dation in other parts of the city after 1963, apartments began to locate in the 
other study areas. In less than five years, twelve walk-up apartments were con- 
structed in Area 2, eight in Area 5, ten in Area 6 and sixteen in Area 7 (Appen- 
dix C, Tables 1 - 7). By 1968, therefore, apartments were a very prominent 


feature of the land use pattern of each study area. 


Other Residential Types 

The trends of two other residential types—multi-family dwellings 
such as duplexes, triplexes and quadruplexes, and commercial -residential build- 
ings—have not been graphed because they constitute only a small portion of the 
residential land use structure. The occupied lot area and number of both types, 
however, has increased during the study period (Tables 7 and 8). 

In Areas 1, 2, 3, 5 and 6, where duplexes, triplexes and quadru- 
plexes exist, these dwellings have generally preceded apartment redevelopment. 
Usually they have replaced very obsolete structures or have located on vacant 
land. 

The combined commercial -residential function is most typically a 
retail outlet with a residence either above or attached behind. It is found on 
those commercial arterials which run through Areas 1, 3, 4, 5, 6 and 7 (Appen- 
dix C, Tables 1 - 7). During the study period, this type of residential function 


increased in number from thirteen to fifteen, particularly in Area 5, where it 
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spread along the established commercial strip, Whyte Avenue. 

As illustrated by the seven study areas, conversion and redevel- 
opment activities have had a significant impact on the temporal patterns of 
land use change. For example, prior to the period of intensive apartment con- 
struction, single-family houses were declining in number, primarily as the re- 
sult of dwelling conversion. With the location of apartments in the study areas, 
the trend of single-family decline was greatly accelerated, while the increase 
of converted dwellings, associated with the early phases of the transition pro- 
cess, was arrested and ceased almost entirely. Thus, during the transition pro- 
cess, conversion activity characterizes the early stages of functional change 


and apartment redevelopment the later stages. 


LAND USE SUCCESSION IN TRANSITION AREAS 


The amounts and rates of land use change indicate the varying 
relation of each land use type to the total land use structure, but dimensions of 
land use succession are also important aspects of the residential transition pro- 
cess. What types of activities succeed other land uses? What are the most fre- 
quent types of succession? Are there distinct patterns of succession through 
time and space? And is there, as ecological theory suggests, a systematic cycle 


of change in the use of a particular parcel of land? 


The Nature of Land Use Succession 
The term succession was initially developed and used by plant and 


animal ecologists. In the 1920s, though, it was adopted by Park and fellow 
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sociologists at the University of Chicago to refer to the sequential occupance 
of a neighbourhood by different social groups or land use activities.! Accord- 
ing to urban ecological theory, social succession is the invasion and occupation 
of a residential area by a new group of people and the reciprocal withdrawl of 
the previous population. Land use succession, on the other hand, refers to the 
change in use of land from one function to another. 

Despite many studies which have analyzed land use succession 
patterns, "the concept of a succession of land uses focussing on the changes in 
occupancy of a given site in developed areas of the city is not well formulated. u2 
In particular, there is no distinction made between use of land and use of build- 
facts Because buildings provide the permissive space for activities, reference 
to structures has been implicit in land use theory. In an attempt to balance both 
elements, Fisher and Fisher have suggested a theoretical sequence of land use 
succession on a given site which incorporates both functional and structural 
changes.4 


If applied specifically to residential areas, this theory comprises 





‘For a discussion of urban ecological theory see: L. Reissman, The Urban 
Process, New York, The Free Press, 1964, pp. 122-150. 


4 S. Bourne, Private Redevelopment of the Central City, Research Paper 
No. 112, Department of Geography, University of Chicago, 1967, p. 24. 

SBourne notes this fact and suggests the need for a "...structure-land- 
activity theory of urban change." Ibid., p. 40. 


aes M., Fisher and R. M. Fisher, Urban Real Estate, New York, Henry Holt 
and Company, 1954, p. 339. 


= 
a 4 ; ria 
, | . ) Hy a, ; 













-bi02 0A | eal tivitow seu baol 1 equow loisez inetettib wil hoadesedgtn % 


we, 


noitaqu2cy bro nolzovei orlt 2) noiaesoour Ipioor \Ytoodt losigotooe nodw ot eat 


lo Iworbritiw losoigioe7 odt ban elqosq to quow wen o- yd new loltnebizsto to 


act of erate \bror varto edt-ne .noizesmour eau bao! noltolugeq evolve; eft 


‘ Ly _«* - n ay i) 
Lvedtonb ot notionul eno uno) brol Io eauint apnodo 
‘ooue 82 brn! baxylone eved doirw esiute yoom stigesd 

P 4 ; 2 . - poe yh 

arti ao Oniéeusot zee baol to nonmeeoour © to tqesnes arl yemetiog 

urn ww ion zi ytio, adt qo epee beqoloveb ni tie nevig 'e to Yonoquose 
-bliud 3o s2u brn briol Io seu nsewted bom noltontizib oni erent Volusithaq A 

on | 4h. Iie ; € . 

Ioge SVviaeimeg ant soi von eon sliud seunsed «ter 

sted sonplod ¢ t-tqmett AD. moar seu bnol ni tiailqmi nesd zor egntourie ot 

seu brol to sonaupe2 lnolteioedt » bsteegpue sved ierdeid brip sontely. enremmete 
lmswtsutt: boo lone ont diod 2zetmiogqioan! doirlw stie nevig © n° noizzesoue > 


oy ae 


ae ciasiedl . oF - 


2aziqmo2 yiosit 2idt ,2091b Initnsbieer ot yilooitiaegs beilqqo 1 ree. 
- . 
* 
) : : { > 
; a4 ne aa 
ee a acter “s rt . “7 he ee 











in 7 
nodiU odT ,nomeief .J rese ‘iil Insigolose neh aU Yo occa 08 ae 


ORTHEEL haba ‘semPoodh pee in tim 





i 
aie, rs 


= flowezed , tO: In lovtned 9 st jot av 
if oe Wel ‘oe find. & 
i 













pr 
ig 
iz 


ity <, 


54 


two stages. The first stage is exemplified by the conversion of a single-family 
house to a multiple-family dwelling. Because one form of residential activity 
is succeeded by a different type, functional as well as structural change occurs. 
The second phase involves the demolition or removal of a converted dwelling 
and its replacement by another residential activity, most typically by a higher 
density use such as an apartment. This theoretical sequence of site develop- 
ment—single-family construction, dwelling conversion and redevelopment — 
will be examined later to determine whether there is a definite cycle of change 


in the use of a particular parcel of land. 


Measurement of Land Use Succession 

In assessing the dimensions of land use succession, and in an- 
swering the questions posed at the beginning of this section, it is necessary to 
compare individual properties at specific time intervals. For each study area, 
therefore, tables were prepared showing the properties of each land use type 
that underwent change between 1953 - 1958, 1958 - 1963 and 1963 - 1968.° 
Each property was examined and its use at the beginning and the end of each 
particular period recorded. This was repeated for nearly 800 properties, thus 
achieving a comprehensive picture of land use succession through time. 


The results for all areas are summarized in Table 9 and for indi- 


vidual areas in Appendix E, Tables 1 - 7. These tables can be interpreted in 





Only numbers of properties have been listed in these tables. The square 
footage of different land use types would show essentially the same results. 
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TABLE 9 — LAND USE SUCCESSION MATRIX, FOR ALL AREAS, 1953-1968 


1958 Land Use 








Total No Total 
SF BC OC DTQ@Q A CR VL VB NR Changes Change Props 

1953 Land Use 
Single-family - 60 13 4 - 1 - 25 105 480 585 
Basement conversions 10 - 1 - - - - 2 13 63 76 
Other conversions 2 - - - 1 - - - - 3 37 40 
Du, tri, quadruplexes - - - - - - - - - - 2 3 
Apartments ~ - - - - - - - 1 1 3 4 
Commercial -residential - - - - - - - - - - 13 13 
Vacant land 2 1 - 5 - - - - 13 21 11 32 
Vacant buildings - - - - - - - - - - - 
Non-residential - - - = 2 ] = A LS ] 43 44 
Total 14 «61 14 7 5 1 ] ce) 144 652 796 
1963 Land Use Total No Total 
SF BC OC DT@ A CR VL VB NR Changes Change Props 

1958 Land Use 
Single-family - 26 6 sat? - - 1 2 57 448 505 
Basement conversions 12 - - 2 3 - - - WZ 106 123 
Other conversions - - ] - - - - 3 46 49 
Du, tri, quadruplexes - - - - - - - - = 8 8 
Apartments - - - - - - - - - - 8 8 
Commercial -residential - - - - - - - - - - 14 14 
Vacant land ~ - - - 1 - - - ] 2 16 18 
Vacant buildings - - - - - - - - - - - - 
Non-residential ~ - - - - 1 - - - 1 48 49 
Total 125328 6 524 ] - 1 3 80 694 774 
1968 Land Use Total No Total 
SF BC OC DTQ@Q A CR VL VB NR Changes Change Props 

1963 Land Use 
Single-family - 6 1 ee LAM - 1 rf 134 327 46] 
Basement conversions - 9 ] 21 - - 2 42 90 132 
Other conversions - - - 13 - ] - 6 20 31 5] 
Du, tri, quadruplexes - - - - - - - - - - 15 15 
Apartments - - - - - - - - - 25 2S 
Commercial -residential - - - - - - - - - - iS 15 
Vacant land ~ - - - 6 - - - - 6 5 11 
Vacant buildings - - - - 1 - - - - 1 ] 1 
Non-residential - - - - ] - = - - ] 48 49 
Total 9 b 10 6 153 - 2 3 15 204 556 760 
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the following manner, using the period 1963 - 1968 in Table 9 as an example. 
Across each row, the number of cases in which a particular land use type 
changed to other residential uses is given. Row 1, for example, shows that of 
134 single-family properties involved in succession, eight changed to basement 
suites, one to other converted dwellings, five to duplexes and 111 to apart- 
ments. Similarly, reading down each column, the predecessors of the new land 
use types are listed. Column 5, for example, indicates that of 153 properties 
redeveloped by apartments, 111 were previously single-family homes, 21 were 
basement suites and thirteen were other converted dwellings. 

Another dimension is added by comparing the number of proper - 
ties in a particular cell to the total number of properties involved in succession. 
For example, of 204 properties involved in change between 1963 and 1968, 111 
or over 50 per cent were single-family houses succeeded by apartments. These 
tables also show those properties which did not change status during a period. 
For instance, of a total of 461 single-family properties, 327 or nearly 80 per 
cent remained unchanged in the period 1963 - 1968. This particular dimension 


allows comparison of the ratios of each land use type involved in succession. 


Types of Land Use Succession 

The major types of land use succession that characterize resi- 
dential areas in transition are therefore shown in Table 9. Excluding changes 
involving non-residential uses, the most important can be classified as redevel - 
opment, conversion and reconversion. Reconversion occurs when a multiple- 


family dwelling reverts to single-family status. Conversion involves the change 
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in status of single-family residences to multiple-family dwellings with either 
basement or other suites. Basement conversions can be further altered to be- 
come converted dwellings with other suites. Redevelopment is exemplified by 
the replacement of single-family and multiple-family dwellings by duplexes, 
triplexes, quadruplexes or apartments. Development of vacant land by multi- 


family dwellings also occurs. 


Temporal Patterns of Land Use Succession 

These various types of land use succession have distinct temporal 
patterns which confirm and amplify the trends shown by the different residential 
types. During the initial stages of transition before 1958, it was shown that the 
number of single-family houses declined, while converted dwellings increased. 
Indeed, of the 101 properties in all areas involved in residential succession 
(excluding changes to non-residential functions), approximately 75 per cent 
were single-family houses being converted to multiple-family residences (Table 
9). This pattern is characteristic of each study area (Appendix E, Tables 1 - 7). 
Redevelopment, mainly in the form of quadruplexes, was minimal at this time, 
accounting for less than 7 per cent of all residential succession. The remaining 
land use changes were balanced between reconversions and the development of 
vacant land. 

The stabilization pattern, which characterized the amounts and 
rates of change of several land use types between 1958 and 1963, is confirmed 
when the land use succession matrices for each area in this period are examined 


(Appendix E, Tables 1 - 7). Single-family residences declined only moderately 
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in number and conversion activity decreased in importance. Whereas 17 per 
cent or 105 of 585 single-family houses changed status between 1953 and 1958, 
only 10 per cent or 57 of 505 single-family properties were involved in change 
between 1958 and 1963 (Table 9). Similarly, new conversions declined from 

a previous total of 73 to only 32 during this stabilization period. Residential 
redevelopment, which was not subject to the stabilization trend, increased in 
importance from 7 per cent to over 35 per cent of all land use changes, but 
this activity was restricted mainly to Areas 3 and 4 (Appendix E, Tables 3 

and 4). 

In the period of intensive apartment redevelopment between 1963 
and 1968, over 80 per cent of all residential land use changes involved proper- 
ties changing to apartments. Conversion activity diminished considerably, and 
accounted for less than 10 per cent of all changes. Although most redeveloped 
properties were single-family houses, more basement and other converted dwell - 
ings were replaced than before. Conversions accounted for about 25 per cent 
of all replaced properties, compared to less than 10 per cent in previous periods. 
In fact, the replacement ratio of converted dwellings was higher than the ratio 
for single-family houses. Twenty or 40 per cent of 51 converted dwellings with 
other suites and 42 or 35 per cent of 132 basement conversions were replaced 
(Table 9). This compares to the replacement ratio of 30 per cent for single- 
family houses. 

As shown by this discussion of land use succession characteristics, 


three distinct phases mark the transition process. During the first stage, conver- 
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sion of single-family to multiple-family dwellings predominates. This is fol- 
lowed by a period of limited conversion and redevelopment activity. The third 
stage is characterized by extensive apartment redevelopment, and conversion 
activity, dominant in the first stage, ceases almost entirely. These phases in 
the development of a residential transition area are clearly illustrated in Table 


10, which summarizes the data presented in the land use succession matrices. 


Land Use Succession and Site Development 

Evidence shown in Table 11 does not support Fisher and Fisher's 
thesis that there is a definite sequence of single-family development, dwelling 
conversion and then redevelopment on a parcel of land. Rather, most redevel- 


TABLE 11 — LAND USE SUCCESSION AND SITE DEVELOPMENT, 
FOR ALL AREAS, 1953-1968 








Type of Replaced 
Me S Number Per Cent 





Dwelling 
Single-family 186 80.5 
Converted 45 1955 
Total 231 100.0 





Source: Assessors Department, City of Edmonton, 1968. 








oped properties—to the extent of 80 per cent—were single-family residences. 


Why should this sequence not occur? Demands for apartment accommodation 
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in specific locations in the city may mean that housing built only recently is 
replaced before conversion has had a chance to occur. Many houses, too, are 
not suitable for structural modification and thus the conversion stage is bypassed. 
And also, because a converted dwelling represents an income to its owner, this 
person may be more reluctant to sell his house than the owner of a single-family 


residence. 
SPATIAL PATTERNS OF LAND USE CHANGE 


Reflecting the amounts and rates of functional change and land 
use succession, Figures 9 - 15 illustrate distinct spatial patterns associated with 
the transition process. In particular, these maps show the impact of a major 
arterial on a transition area, the development of clusters of apartments or con- 
verted dwellings, the occurrence of isolated apartments or converted dwellings, 
and the resistance to change of groups of single-family houses. 

In Area 1, for example, there is evidence of conversion and 
redevelopment activities diminishing in intensity as the distance from a major 
thoroughfare increases (Figure 9). Houses close to 82 Street in Area 1 have had 
a high turnover of owners, primarily because the noise of this arterial has forced 


if : 
people to move.’ Some new owners of these houses chose to convert their newly 





OThis reason was obtained from interviews with several owners of converted 
dwellings. 


The reasons for the formation of the spatial patterns discussed in this sec- 
tion were determined from assessment records, questionnaires and interviews 
during the course of field work. 
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purchased dwellings and to reside elsewhere. A major arterial, therefore, 
may influence the formation of a particular spatial pattern and hasten the 
formation of transition areas. 

When redevelopment or conversion takes place, groups of pro- 
perties comprising a portion of a block, or even an entire block, can be 
changed within close sequence of each other. Three areas illustrate this pat- 
tern: Area 5 on 84 Avenue (Figure 13), Area 6 along 85 Avenue (Figure 14) 
and Area 7 on 115 Street (Figure 15). One of the reasons for this all-encom- 
passing change can be determined in Area 6. A group of houses, all built in 
1908, characterized the north side of this portion of 85 Avenue. As the result 
of being in poorer structural condition, the properties of these houses were all 
sought for redevelopment. In Area 7 along 115 Street, homeowners, who feared 
the encroachment of several apartments into their neighbourhood, sold their 
houses within a few months of the rest of their neighbours. A block of land was 
thus available for redevelopment. Similarly, vacant lots are sometimes found 
together in a block, and serve as the nucleus of development projects, as they 
have in Area 5. 

In contrast, local residents may refuse to sell or convert their 
properties. Evidence of resistance to change can be seen in most areas where a 
cluster of single-family houses remains or where a house is left isolated between 
two apartment developments. Often the people who refuse to sell have lived in 
a neighbourhood for many years and have a deep attachment for their immediate 


environment. An excellent example of the persistence of owner-occupiers, 
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despite repeated offers from developers to purchase their houses, is shown in 
Area 2 along 101 Street (Figure 10). Should one owner in this block decide 
to sell, however, many others would probably follow his example, and this 
resistance pattern would be broken down. 

Examples of isolated conversion activity or apartment construc- 
tion can often be explained by the initial settlement pattern of a neighbour- 
hood. Scattered single-family housing development took place in each study 
area prior to the area being settled as a whole. Because of the age, condition 
and type of housing, these properties frequently lend themselves to being either 


converted or redeveloped. 


SUMMARY 


Through time, transition areas are marked by considerable changes 
in their functional make-up. Once dominated by single-family residences, they 
become, in turn, areas of dwelling conversion and apartment redevelopment. In 
the initial phases of transition, dwelling conversion is quite active in the form 
of multi-family dwellings succeeding single-family residences. Following this 
phase, a stabilization period occurs, as conversion activity diminishes in inten- 
sity and some properties, primarily single-family residences, are replaced by 
low density forms of redevelopment (such as duplexes) and some apartments. In 
the last phase, dwelling conversion and low density redevelopment cease almost 
entirely, while walk-up and high rise apartments dominate functional change. 


At the peak of this redevelopment, apartments succeed both single-family and 
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converted dwellings. As the result of functional change, distinct spatial 
patterns of dwelling conversion, apartment redevelopment and resistance to 


change can be determined. 
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Chapter IV 


STRUCTURAL CHANGE IN TRANSITION AREAS: 
CONVERSION ACTIVITY 


INTRODUCTION 


Conversion of single-family houses to higher density, multiple- 
family residences occurs in every large Canadian and American sity Such 
activity is most common in older neighbourhoods near the central business dis- 
trict of a city, but is becoming more prevalent in suburban areas as these dis- 
tricts age. Selected aspects of the conversion process are examined in this 
chapter, noting the characteristics that distinguish converted dwellings from 
single-family houses. In particular, distinctions are made between types and 
ages of houses. Because the study areas are located near the central business 
district and several miles away from it in newer housing areas, significant spa- 


tial differences are noted. 
TYPES OF CONVERTED DWELLINGS 


The term conversion, as used throughout this study and defined in 


the introductory chapter, refers to the structural modification of a single-family 





ieee for example: W. A. V. Clark, The Dynamics of Rental Housing Areas 
in the United States Central Cities, Unpublished Ph.D. dissertation, University 
of Illinois, Urbana, 1964, 134 pp.; andR. J. Fuchs, "Intraurban Variations 
of Residential Quality," Economic Geography, vol. 36 (October 1960), pp. 
313-325. 
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home to include, in addition to the main residence, one or more dwelling 
units. This change could involve the addition of a suite of several rooms or 
simply the inclusion of extra cooking or washroom facilities to accommodate 
boarders. The City Assessors Department records two major types of converted 
dwellings—houses with basement suites and houses with other suites (Plates 1 
and 2). Converted dwellings with other suites include boarding and rooming 


houses and dwellings with an upstairs suite. 
DISTRIBUTION OF CONVERTED DWELLINGS 


According to a report of the City of Edmonton Planning Depart- 
ment, "in Edmonton as in other cities there is no single area where...(con- 
verted) dwellings group together. n2 However, in a city-wide context, the 
distribution of converted dwellings coincides quite closely with that part of the 
city which was built-up by 1945 (see Figure 3, p. 20). The heaviest concen- 
trations are found just south, west and northeast of the central business district 
and near the Strathcona business centre. Conversion activity diminishes in 
intensity from these centres, and as distance increases from these points, the 
type of conversion changes, as basement suites become more prevalent in sub- 
urban areas. 


Areas 3 and 4, which are located closest to the central business 





2City of Edmonton, Planning Department, Draft General Plan for the City 
of Edmonton, Part Ill, Land Uses, Generalized Land Use Plans, vol. 1, 1963, 
pes: 
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Plate 1. 


Plate 2. 





Converted Dwelling with a Basement Suite 





Converted Dwelling with Other Suites 
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TABLE 12 — DISTRIBUTION OF CONVERTED DWELLINGS, 
BY STUDY AREA, 1968 


SsaS“_{"w"““'[wWwwnmmnaan9nan9@an9]sj™swsasans 


Basement Other 
Conversions Conversions 
Study Areas Per Cent Per Cent 
Number — of Total Number of Total 
Lot Area Lot Area 


1 21 16.6 - - 
2 1 9 - - 
3 6 Cal 1] Zao 
4 4 4.1 16 VO A2 
5 22 2060 8 9.8 
6 24 20.8 7 637 
fi 18 16.4 - - 
All areas 96 PASS} 42 6.0 


Source: Assessors Department, City of Edmonton, 1968. 
SannEEEEEREEEREEEEEaeemmememmememmmmmmeeeneeeee 
district, have the greatest number of large, two storey converted dwellings 
with other suites (Table 12). On the other hand, in Areas 1, 2 and 7, which 
are farther from the central business district and situated in newer settings, only 
basement conversions are found. Areas 5 and 6 are anomalies, primarily because 
they contain both old and new housing. Basement conversions in these areas are 
associated with newer house types built since 1940, whereas other conversions 
are related to house types that precede this date. The few basement suites found 


in Areas 3 and 4 can also be explained by this fact. 
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76 
CHARACTERISTICS OF CONVERTED DWELLINGS 


House Types 

Whether conversion will take place, and what types of conver- 
sion will occur, largely depends on house type. A large, two storey structure, 
for example, can easily be adapted to include extra living quarters, but a 
small structure is unlikely to be modified. Table 13 lists the house types found 
in the study areas, comparing converted and single-family dwellings. Cottages, 
bungalows and one-and-a-half, one-and-three-quarter and two storey dwellings 
are located in the study areas. Two other house types listed by the City Assessors 
Department, shacks and split-level dwellings, are not found in any area. With 
respect to the terms old and modern which are used in Table 13, old house types 
are those built generally before 1940 and modern house types are those constructed 
after this date. 

Several important conclusions can be drawn from the data presented 
in Table 13. Most significantly, different types of conversion activity are associ- 
ated with specific house types. Basement conversions are affiliated with bunga- 


3 


lows, cottages and one-and-a-half storey dwellings,” the house types which are 
characteristic of newer areas (Areas 1, 2 and 7). Of the total of 96 basement con- 


versions for all study areas, 46 per cent are bungalows, 22 per cent are cottages 


and 17 per cent are one-and-a-half storey houses (Table 13). 


34 one-and-a-half storey dwelling is very similar in appearance to a bunga- 
low; its upstairs is usually limited to only one or two small bedrooms. 
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TABLE 13 — HOUSE TYPES OF SINGLE-FAMILY AND 
CONVERTED DWELLINGS, FOR ALL AREAS, 1968 


House 
Type 


Cottage 


Modern 
Old 


Bungalow 


Modern 
Old 


One-and-a- 
half storey 


Modern 
Old 


One-and-three 
quarter storey 


Modern 
Old 


Two storey 


Modern 
Old 


All types 


Single- 


Family 
No. % 


Omnia 
39d Maly 


AS Ti18,. 
339 100. 


Basement 
Conversions 
No. % 
5 19 19.8 
] 2are2s| 
6 21the2 159 
al 44 45.8 
a, - 
4 44 45.8 
3 1212.8 
6 Avenid 2 
9 16591720 
8 5 
8 by 65.2 
8 Sie > oie 
5 7008/38 
3 Om 1LOe4. 
0 96 100.0 


Other 


Conversions 


No. 


% 


NO Oo 
HO 


Source: Assessors Department, City of Edmonton, 1968. 
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A sizeable majority of these house types, however, have not been 
converted and remain as single-family residences. Table 14, which lists the land 
use status of dwellings by their house type, clearly illustrates this fact. Eighty- 
two per cent of all cottages, 80 per cent of all one-and-a-half storey houses and 
67 per cent of all bungalows have not been physically altered (Table 14). Many 
cottages and bungalows have only very small basements or no basements at all, 
and thus are unsuitable for conversion. 

Converted houses with other suites are associated primarily with 
large, old style, two storey structures. Many of these dwellings were built be- 
fore 1930 and therefore are typical of long established districts of the city (Areas 
3 and 4). Thirty-one or 73 per cent of other conversions are, in fact, two storey 
structures. The remaining 27 per cent are one-and-a-half storey (12 per cent), 
one-and-three-quarter storey (10 per cent) and bungalow (5 per cent) style dwell - 
ings (Table 13). 

A higher ratio of two storey houses, compared to other house types, 
have been converted. Whereas less than 20 per cent of all cottages, for example, 
have been structurally modified, almost 50 per cent of all two storey dwellings 
have been converted (Table 14). In contrast, very few one-and-three-quarter 
storey dwellings have had physical alterations, even though all of these houses 
were built before 1940. This particular house type is often situated on small lots, 


and consequently, its floor space is limited and it is unsuitable for conversion. 


Condition of Converted Dwellings 


Housing condition, based primarily on the exterior appearance 
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of a house, is measured by the quality and upkeep of a dwelling. In this study, 
it was important to know housing conditions for two reasons. First, to determine 
if transition areas coincide with districts of distinct housing quality; and second, 
to determine if conversion activity is associated with poorer housing conditions. 
Because building assessment cards do not indicate the present condition of a 
house, a windshield survey was undertaken. Five types of housing condition 
were identified. 4 

1. Good condition— buildings are in sound structural condition, not ne- 
cessarily the most modern, but nevertheless free from any form of deterioration. 

2. Fair to good condition— buildings are in sound structural condition, 
but are in need of a small minor repair such as painting. 

3. Fair condition— buildings are in fairly sound structural condition, but 
were of only fair initial construction quality. Minor repairs are necessary. 

4, Poor to fair condition— buildings have fairly serious structural defi- 
ciencies, but major repairs such as new steps, roofing or siding are economically 
feasible. 

5. Poor condition—buildings are structurally obsolete and display serious 
structural deficiencies such as caved-in verandas or roofing that make major re- 
pairs uneconomical. 

The results of the windshield survey are summarized in Table 15, 


which categorizes the housing conditions of single-family and converted dwellings 





Athis classification scheme was adapted and modified from: City of Edmonton, 
Planning Department, A Study of the City of Edmonton, 1964, pp. 2-4. 
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TABLE 15 — HOUSING CONDITIONS OF SINGLE-FAMILY 
AND CONVERTED DWELLINGS, BY STUDY AREA, 1968 


Single- Basement Other All 
Housing Family Conversions Conversions Types 
Condition Now = 70 No. % No. % No. % 
ALL AREAS 
Good 38° PP:2 9 9.4 9 21.4 90 M9 
Fair to good 1025 °3051 36 37.4 [kee SOE ey Shi 
Fair 149 43.9 44 45.9 Secon 7, 208° 4327 
Poor to fair Ave RSIS) PT Dae 2.0 OO men ile, 
Poor LK Nan - - ~ ~ 4 wd 
Total 339 100.0 96 100.0 42 100.0 477 100.0 
AREA 1 
Good Wer l8.3 4 19.1 - - 2d. WISE 
Fair to good 252 On 9 42.9 ~ - 3426, 0 
Fair 34553620 oy Pasha) - - 4003126 
Poor to fair 14 gilo.0 2410.5 - - 16 ghz. 7, 
Poor Spee 22 - - ~ ~ SP ea 
Total 93 100.0 21 100.0 - - 114 100.0 
AREA 2 
Good 2428.0 - - - - 2 2:9 
Fair to good 12 17.4 1310020 - - Silom, 
Fair 44 63.6 - - - - 44 62.9 
Poor to fair i $1620 - - - - VP Med 
Poor ~ - - - - - - - 
Total 69 100.0 1 100.0 ~ - 70 100.0 
AREA 3 
Good - - 233.8 - - 2 As] 
Fair to good 72059 Se oULO 4 36.3 14 32,5 
Fair [2554622 lel On, 4 36.3 EES 
Poor to fair iP dey) - - 3 27.4 OMEZO nS 
Poor - - - - - - - - 
Total 26 100.0 6 100.0 11 100.0 43 100.0 
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TABLE 15 — CONTINUED 








Single- Basement Other All 
Housing Family Conversions Conversions Types 
Condition No. % No. % No. % No. % 
AREA 4 
Good 3 | OCA iP 2268 Cmroune Zane oO 
Fair to good a 745)..10) - ~ OF 3725 AZO | 
Fair 15 46.8 lgeezo20 Zan \Ze 18 35.6 
Poor to fair 5s los Z 2 470080 - - 7 13.4 
Poor ero - - - - lel ee 
Total 32 100.0 4 100.0 16 100.0 52 100.0 
AREA 5 
Good Je Vahe dE - - eel Ze oy a” 
Fair to good ro acoyeltal yees0e7 J SAS AG, 19 = 350 
Fair 11 47.8 11 50.0 4 50.0 26 49.6 
Poor to fair Jah eve h Jol ae fri | mel 220 5° mond 
Poor - - - ~ - - ~ - 
Total 230) 0070 220020 8 100.0 53 100.0 
AREA 6 
Good 7 14.3 1 the4ed - ~ Sel O20 
Fair to good 20 40.8 ey Ae) 1 1453 27, meso8 0. 
Fair 17 34.7 16 66.7 Sae7at. 4 Somq47e5 
Poor to fair Op 10e2 eer 52 1 14.3 Th Sets) 
Poor - - - - - ~ - ~ 
Total 49 100.0 24 100.0 7 100.0 80 100.0 
AREA 7 
Good 7 14.9 Phen Ab HG - - 2 Aker 
Fair to good 22 AO. FeO 50 - - Sey, 
Fair 1Oero4.0 7 OORO - - 2S 3014 
Poor to fair 2 42 - - - - fee 2S) 
Poor - - - - - - - - 
Total 47 100.0 18 100.0 - - 65 100.0 


Source: Field work, 1968. 
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by study area. In answering the first objective of this survey, perhaps the most 
significant finding was the condition of the total housing stock. Less than 1 per 
cent of all houses were in poor condition (structurally obsolete) and only 12 per 
cent were in poor to fair condition (Table 15). A majority of houses, therefore, 
were in fair (44 per cent), fair to good (32 per cent) or good (12 per cent) con- 
dition. 

This implies two possible situations. Either redevelopment has 
already replaced very poor housing (as might first be believed), or else apart- 
ments have located in residential areas of primarily good housing condition. The 
generally good condition of the present housing stock can largely be explained 
by its youthfulness. Nearly 50 per cent of the existing houses in the study areas 
are less than thirty years old, almost 75 per cent are under fifty years and none 
are over 65 years, 2 Because the average life of a wood-framed house in Edmonton 
is from fifty to seventy years (although the rate of decay varies considerably ac- 
cording to the quality of the original building and amount of maintenance), a 
majority of existing dwellings, therefore, have yet to age or deteriorate to the 
extent that renewal is necessary. 

On the other hand, apartment redevelopment could already have 
replaced many houses in poor condition before the windshield survey was under- 
taken, thereby accounting for the generally sound structural condition of the 


existing housing stock. In Chapter 5, which deals specifically with the 





“The age of the housing stock of the study areas is considered specifically in 
a later section of this chapter (see Table 16). 
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redevelopment process, these two explanations are examined more fully to 
determine if transition areas, prior to redevelopment, coincide with districts 
of either good or poor housing. 

The second purpose of the windshield survey was to determine if 
conversion activity is associated with poorer housing conditions. This rela- 
tionship apparently exists in the campus fringe of the University of Alberta ,° 
and has been observed in other cnleon Although some converted dwellings in 
the study areas are structurally obsolete, a greater number of single-family homes 
are in this condition. For all areas, 15 per cent of all single-family houses are 
in poor and poor to fair condition, whereas the respective figures for basement 
and other conversions are 7 and 12 per cent (Table 15). Furthermore, almost 22 
per cent of all converted dwellings with other suites are in good condition, com- 
pared to 11 per cent of all single-family houses and 9 per cent of all basement 
conversions. However, the percentage scores of all dwellings in fair and fair to 
good condition are comparable among the different residential types. The range 
for single-family,basement and other conversions in fair to good condition is from 
30 to 37 per cent, while the range for fair condition is from 36 to 46 per cent 
(Table 15). 

Variations in housing quality exist among the study areas for 


a 


ORL F. Windsor, The Campus Fringe of the University of Alberta, unpub- 
lished M. A. thesis, University of Alberta, Edmonton, 1964, p. 98. 


7B. Duncan and P. M. Hauser, Housing a Metropolis: Chicago, Glencoe, 
Illinois, The Free Press, 1960, 242 pp.; and Fuchs, op. cit. 
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different types of converted dwellings. In Area 4, for example, 88 per cent 

of all multiple-family dwellings with other suites are in good or fair to good 
condition, reflecting the fact that this area was once part of one of the most 
fashionable residential districts in Edmonton. In comparison, this same resi- 
dential type tends to be in worse condition in Area 3, In this area, where con- 
siderable filtering down of housing appears to have taken place, only 36 per 
cent of other conversions are in fair to good condition (Table 15). Over 80 per 
cent of other conversions in Area 5 are in fair or better condition; here, many 
of these dwellings are less than thirty years old. 

Most basement suites are in fair or better condition. In each study 
area but Area 4, over 85 per cent of all basement conversions are in this condi- 
tion. This too reflects the fact that a majority of these houses have been built 
since 1940, and thus aging and deterioration have not become prevalent. Of 


the 96 basement conversions, only seven are in the category poor to fair condi- 


tion (Table 15). 


Age of Converted Dwellings 

A basic difference exists between the age of converted dwellings 
with basement suites and the age of converted dwellings with other suites. Base- 
ment conversions, to the extent of nearly 80 per cent for all areas, are associated 
with houses built since 1940 (Table 16). In individual study areas (excluding 
Area 4), the range is from 65 to 100 per cent. On the other hand, approximately 
85 per cent of other conversions were constructed before 1940. The figures for 


this residential type vary from 50 per cent in Area 5, 86 per cent in Area 6, 91 
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TABLE 16 — PERIOD OF CONSTRUCTION OF SINGLE-FAMILY 
AND CONVERTED DWELLINGS, BY STUDY AREA 


Period of 


Construction 


ALL AREAS 


Prior to 192] 
* 1921 to 1940 
After 1940 


Total 


AREA 1 


Prior to 192] 
1921 to 1940 
After 1940 


Total 


AREA 2 


Prior to 192] 
1921 to 1940 
After 1940 


Total 


AREA 3 


Prior to 1921 
1921 to 1940 
After 1940 


Total 


Single- Basement 

Family Conversions 
Noremc No. % 

O2. 2442 17 17.4% 
7 7B 2BeS 4 4,2 
Voteo2. 7 Seo 
339 100.0 96 100.0 


38) 35.5 269-5 
6 6.4 - = 
54 58.1 19 90.5 
93 100.0 21 100.0 
Bolded w : 
6108.7 : 
55 79.7 1 100.0 
69 100.0 1 100.0 
11142.8 1 06.7 
9 34.6 : E 
6un2351 5 83.3 
26 100.0 6 100.0 


Other 
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TABLE 16 — CONTINUED 











Single- Basement Other All 
Period of Family Conversions Conversions Types 
Construction Nouee 72 No. % No. % Nos b:76 
AREA 4 
Prior to 192] 11 34.4 1he2520 B5080 ZOMESERS 
1921 to 1940 IW By They @ Bie 0n0 SOR O/ <7, 
After 1940 2eec6e2 ~ - - ~ De Regs) 
Total 320100. 0 4 100.0 16 100.0 52 100.0 
AREA 5 
Prior to 1921 51et2 107 8 36.4 OES 7AD 16 30.2 
1921 to 1940 8 34.8 - - (AW Ie) 9a ni720 
After 1940 10 43.5 14 63.6 4 50.0 28005248 
Total 23 100.0 22 100.0 8 100.0 52 100.0 
AREA 6 
Prior to 1921 Jem \AR3 4 16.7 Ate 57a 19.71828 
1921 to 1940 24 49.0 veal 22 One Zi meroo 7, 
After 1940 ee Stet. 7/ Leh 22 Ip al Ae o6m 47.5 
Total 49 100.0 24 100.0 7g MOOEO 80 100.0 
AREA 7 
Prior to 1921 7 14.9 lm! 15586 - - 8. 12.3 
1921 to 1940 7 14.9 ~ - - - JE MOS) 
After 1940 33 TAOr2 17 94.4 - - 501077649 
Total 47 100.0 18 100.0 - - 65 100.0 


a 


Source: Assessors Department, City of Edmonton, 1968. 
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per cent in Area 3 to 100 per cent in Area 4 (Table 16). Most basement con- 
versions are therefore less than thirty years old, while other conversions are 

from 30 - 55 years old. The main reason for these particular age relationships 

is due to house type differences. As noted previously, styles of houses built 
prior to World War II are generally not suited for basement conversion; and simi- 
larly, those house types erected since the war (primarily one storey structures) 
are not easily adapted to become rooming or boarding houses. 

Although the conversion process is usually associated with older 
dwellings, all older houses are not necessarily converted residences. As Table 
16 shows, many older homes have retained their single-family status. This fact 
is brought into clearer focus when Table 17 is examined. This table enumerates 
the houses built in a particular period and classifies them according to their land 
use type in 1968. For example, if all areas are grouped together, 70 per cent of 
the 104 houses built before 1921 are still single-family residences. 

Differences are present, though, among areas. Whereas 95 per 
cent of all dwellings built prior to 1921 in Area 1 are still single-family homes, 
just 30 per cent have retained single-family status in Area 5. In all areas a 
greater majority of houses built between 1921 and 1940 (30 - 50 years old) remain 
structurally unmodified. The range is from 65 per cent in Area 4 to 100 per cent 
in Areas 1, 2 and 7 (Table 17). However, although 69 per cent of all houses 
built between 1940 and 1968 are still single-family residences, more houses con- 
structed in this period have been converted than houses built in any other period. 


This largely reflects the demands for rental accommodation and the resulting 
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TABLE 17 — LAND USE STATUS OF DWELLINGS IN 1968, 
BY PERIOD OF CONSTRUCTION AND STUDY AREA 


Prior to 1921 to After 
Land Use 192] 1940 1940 
Type Myer Nici = i No. 7 
ALL AREAS 

Single-family ey hel? 72) 82.28 VS emeOO He 7, 

Basement conversions WZ 13. 4 Ai: 75 2924 

Other conversions 5 18. 13 Lom 6 2S 
Total 42 ee 0% 96 100.0 259 100.0 
AREA 1 

Single-family Son) wy 100.0 54 74.0 

Basement conversions 2 Se - 19 2OnW 

Other conversions - - - - 
Total sie) (OOF 69910020 73710020 
AREA 2 

Single-family 100. 100.0 55 98.2 

Basement conversions - ] 1.8 

Other conversions - - - - ~- 
Total Sa 002 63) 41.0050 56 100.0 
AREA 3 

Single-family I 155. 81.8 6 7190.0 

Basement conversions | a ~ - 5 41:7 

Other conversions 8 AO. 2 18.2 | Se} 
Total 2028 00. Wi aiWe@hce) 12a 10070 
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TABLE 17 — CONTINUED 
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Prior to 1921 to After 
Land Use 1921 1940 1940 
Type No. % Nye 86 Nhe 9 

AREA 4 

Single-family 1a e550 19am 6343 Din) CORO 

Basement conversions | 5.0 3 10.0 - - 

Other conversions 8 40.0 8 Poy 7/ - - 
Total 20m 007 0 30 100.0 2em0050 
AREA 5 

Single-family eh) elias! Oman Go a7, | Omer On, 

Basement conversions 8 50.0 - - 14 50.0 

Other conversions 3 loons 1 1B ee 4 1423 
Total 16 100.0 oe |'0020 28 100.0 
AREA 6 

Single-family Ja AGe 7, 24 88.9 18 47.4 

Basement conversions 4 26.6 1 Sh 7/ 19 50.0 

Other conversions 4 2Oe/ 2 74 | 2.6 
Total 15710070 27 100.0 38 100.0 
AREA 7 

Single-family [meno 7 100.0 33) 00,0 

Basement conversions | 1250 - - 17 34.0 

Other conversions - - - - - “ 
Total 8 100.0 7 100.0 50 100.0 


a ee 
Source: Assessors Department, City of Edmonton, 1968. 
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concentrations of basement suites that characterize Areas 1, 5, 6 and 7. 
Because conversion activity is generally associated with older 
dwellings, does this mean that a house has to age considerably before it is con- 
verted? Differences again exist between basement conversions and other con- 
verted dwellings. When converted, 60 per cent of all basement conversions 
were less than ten years old, and nearly 90 per cent were under twenty years 
old (Table 18). This is apparently the result of several factors. During and 


TABLE 18 — AGE OF DWELLINGS WHEN CONVERTED, FOR ALL AREAS 


(includes existing and removed houses) 








Basement Other 
Age Group Conversions’ Conversions 


No. % No. % 





Less than 10 years Sy oso aarg 4 14.8 
10 to 20 years Sy) VEY Sikhs # 
21 to 30 years 1 ae 4 14.8 
31 to 40 years aye) Ome22s 
4] to 50 years Shy Begs: i) 745 © 
Over 50 years 1 :/ = - 

Total 137 100.0 27 100.0 





Feecludes 23 dwellings for which date of conversion is unknown. 
2Excludes 21 dwellings for which date of conversion is unknown. 
Source: Assessors Department, City of Edmonton, 1968. 








following World War Il, Edmonton experienced a tremendous housing boom and 
to meet housing demands, tracts of bungalows similar in form and appearance 


were quickly constructed. To satisfy the still rising needs for housing, many of 
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these houses were in turn subdivided shortly after construction, even where zon- 
ing did not permit such activity .® Another reason, revealed during field work, 

is that much of the wartime housing located in the study areas has filtered down 

to income groups which require the additional income that a basement suite pro- 
vides, 

With respect to the age when converted dwellings with other suites 
changed status, Table 18 indicates that there is a relatively even distribution in 
each age group. No definite pattern emerges because of the small sample size 
and the lack of precise conversion records for this house een In Areas 3 and 
4, though, where housing development began shortly after 1900, dwelling conver- 
sion first occurred in the late 1920s and early 1930s. Ip This suggests, therefore, 
that many converted dwellings with other suites, for which precise data are lack- 


ing, were between twenty and thirty years old when first converted. 


Ownership Change and Conversion 
Several residents, when interviewed, reported that they had con- 
verted their homes shortly after purchasing them. This was done for several rea- 


sons, but particularly to help pay for the home and to supplement family income. 





deny of Edmonton, Planning Department, Outline History of Illegal Suites, 
1968, 8 pp. (Mimeographed.) 


oes em ati files record the dates that dwellings were converted only after 
1953, and because most converted dwellings with other suites changed status 
prior to this date, definite conclusions cannot be formed. 


These approximate dates were obtained from records kept in the Assessors 
Department during the course of field work, 1968. 
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To determine the extent and importance that ownership change and resulting 


conversion has in the transition process, Table 19 was prepared. Of the 112 


TABLE 19 — OWNERSHIP CHANGE AND DWELLING CONVERSION, 
FOR ALL AREAS 


(includes existing and removed houses) 


—— Eee eee ee 


Number! Per Cent 





Relationship 45 40.2 
No relationship 67 27.0 
Total WZ 100.0 





TExcludes 96 dwellings for which no information was available. 
Source: Assessors Department, City of Edmonton, 1968. 





dwellings for which information is available, approximately 40 per cent were 
converted within one year after they changed ownership. That is, they have a 
status change related to an ownership change. This evidence seems to support 
the belief that when lower income groups locate in a neighbourhood, the chances 


1] 


of conversion activity becoming prevalent are considerably enhanced. 
RECONVERSION 


During the study period (1953 - 1968), forty converted dwellings 


reverted to single-family status (Table 20). Ninety per cent of the reconversions 


MThis is discussed in: H. Hoyt, "The Pattern of Movement of Residential 
Neighbourhoods," Readings in Urban Geography, eds. H. M. Mayer and C. F. 
Kohn, Chicago, University of Chicago Press, 1959, p. 509. 
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TABLE 20 — RECONVERSIONS AND PROBABLE REASONS, 
FOR ALL AREAS 


(includes existing and removed houses) 





Probable Reasons Number Per Cent 





Change in owner, dwelling converted within 7 32.3 
one year, dwelling later reverts to single- 

family status with no change in owner 

Change in owner, dwelling retains converted 1] 50.0 
status, but reverts to single-family status 


shortly after with no change in owner 


Change in owner, dwelling reverts immediate- 4 Wear 
ly to single-family status 


No apparent reasons associated with ownership 18 
patterns 


Total known probable reasons 22 100.0 


Source: Assessors Department, City of Edmonton, 1968. 


involved basement suites. Reconversion, therefore, although not accounted for 
in land use succession theory, is especially important in those transitional areas 
characterized by basement conversions (Areas 1, 5, 6 and 7). A basement suite 
can easily be used by a family as a recreation area, but once a large rooming 
house, for example, has been structurally modified, it is unlikely that it will 
revert to single-family status. 

The reasons for reconversion taking place are associated primarily 


with income and ownership patterns. Of the known possible explanations, most 
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converted dwellings reverted to single-family use immediately or shortly fol- 
lowing an ownership change (Table 20). Another third of the reconversions are 
related to the same person buying a house, converting it shortly afterwards and 
then reconverting it at a later date. This supports the assertion that people con- 
vert dwellings for additional income, but when their financial circumstances 


improve, there is no need for the income that suites provide. 


SUMMARY 


Conversion activity is an important feature of the residential 
transition process, and occurs largely as the result of demands for rental accom- 
modation, filtering down of housing and homeowners' needs for additional in- 
come. Distinct spatial differences exist between the conversion activity which 
takes place in older districts near the central business district and that which 
occurs in newer areas. In particular, types of conversion differ. Basement con- 
versions predominate in newer housing districts, whereas large, two storey multi- 
family dwellings are found mainly in long established neighbourhoods. Of signi- 
ficance, too, house type is the critical factor determining the form of conversion 
and whether change will take place; conversion may occur shortly after a house 
is constructed or not until it is many years old; and poorer housing conditions are 
just as prevalent among single-family houses as they are among converted resi- 
dences. Reconversion of dwellings (mainly basement suites) also occurs, and is 


related primarily to ownership changes. 
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Chapter V 


STRUCTURAL CHANGE IN TRANSITION AREAS: 
REDEVELOPMENT ACTIVITY 


INTRODUCTION 


In determining the most suitable location in the city for his rede- 
velopment project, the apartment developer makes certain decisions which are 
spatial in character. These spatial decisions involve a three-level sequence of 
locational evaluation; city-wide, neighbourhood and site selection. Paramount 
in a city-wide context is the influence of existing zoning ordinances, the condi- 
tion of the housing stock, and accessibility to employment centres and shopping 
and transportation facilities. The amenities of a neighbourhood are also import - 
ant, particularly the quality of the immediate environment in relation to views, 
open space, traffic and adjacent land uses. The individual properties which are 
actually redeveloped, however, are determined by lot and building characteris- 
tics, or site factors. At this level of evaluation, the age and condition of dwell- 
ings and the size and cost of land parcels are carefully considered by the devel - 
oper. In this chapter, significant site factors are examined, and comparisons are 
made between existing and redeveloped properties to determine if there is a def- 


inite pattern of structural change in the redevelopment process. 


TYPES OF REDEVELOPMENT 


Three distinct types of residential redevelopment characterize 
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the study areas. By order of importance, they are: walk-up apartments, du- 
plexes, triplexes and quadruplexes, and high rise apartments. Walk-ups clearly 


dominate to the extent of 74 per cent of all redevelopment projects (Table 21). 


TABLE 21 — TYPES OF RESIDENTIAL REDEVELOPMENT, FOR ALL AREAS, 


1953-1968 
Type Number — Per Cent 
Single-family dwellings 1 1.0 
High rise apartments 6 2.0 
Du, tri, quadruplexes 20 19.4 
Walk-up apartments 76 73.8 
Total 103 100.0 


Source: Assessors Department, City of Edmonton, 1968. 


SS 


There is only one instance where a single-family house replaced another single- 
family dwelling, and this occurred in Area 7 several years prior to any other form 
of redevelopment. 

Duplexes, triplexes and quadruplexes are multiple-family dwellings 
which contain, respectively, two, three and four dwelling units. These units are 
located either beside or above and below each other (Plates 3 and 4). Walk-up 
apartments are typically two-and-a-half storey developments, containing from 
ten to thirty suites. They are usually made of wood and finished in stucco 


(Plates 5 and 6). The term "speculative" has been applied to this type of rede- 
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Plate 3. Duplex 
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Plate 4. Quadruplex 
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Plate 5. Walk-Up Apartment 
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velopment because it is often quickly built and hastily sold to return maximum 
profits for least effort.! Asa result, the methods and quality of construction are 
sometimes poor, and claims that areas of walk-up apartments might become future 
slums are at least partially justified. 2 

For purposes of this study, a high rise apartment was considered to 
be any building of six or more stories in height. This definition, although arbi- 
trary, was influenced by the fact that most high rises constructed in Edmonton 
during the last few years have at least six floors. The six high rises located in 
Area 4 range in height from six to fifteen stories, while the number of suites 
varies from ten to just over 260 (Plate 7). Their quality of construction is better 
than that of walk-ups, reflecting the fact that high rise developments are some- 


times called luxury apartments. 
DISTRIBUTION OF REDEVELOPMENT ACTIVITY 


lt was noted in Chapter 2, in which the city-wide distribution of 
transition areas in Edmonton was described, that redevelopment is concentrated 
primarily near the central business district, near functional growth points and 
along major arterials (see Figure 3, p. 20). As well, various types of apartments 


ce EU EEEEEEEUE EEN UI ERSI EER ERE RRR 


'W. F. Smith, The Low Rise Speculative Apartment, Research Report No. 
25, Centre for Real Estate and Urban Economics, University of California, 1964, 
132 pp. 


2This has been said of walk-up apartments in certain parts of Regina, 
Saskatchewan. See for example: C. Fowke, "Survey '66 Apartments, " 
Canadian Builder, vol. 16 (June 1966), p. 66. 
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characterize different parts of the city. High rises predominate in the area 
abutting the southern and western margins of the central business district and 
near the University of Alberta, while walk-up developments distinguish other 
transition areas. 

Table 22, which lists the number and share of lot area of the 


TABLE 22 — DISTRIBUTION OF RESIDENTIAL REDEVELOPMENT, 
BY STUDY AREA, 1968 


Single- Duplexes, 

Family Triplexes, Walk -Up High Rise 
Study Dwellings Quadruplexes Apartments Apartments 
Areas % % % % 


No. Lot Area No. Lot Area No. Lot Area No. Lot Area 


1 - - 4 3.3 4 yao) - - 
Z - ~ 3 Dee iZaee24 ~ - 
3 - - cs) 6.8 19 40.6 - - 
4 ~ - - - 6 Hose GO 2585 
2 - - 4 Sa 9 starz 3 ~ - 
6 - - 4 3.4 10 ee - - 
7 1 - - 16 40.9 - - 
All Areas 1 “il 20 2, {ey 6 4.8 


Source: Assessors Department, City of Edmonton, 1968. 


different types of residential redevelopment, mirrors this city-wide distribution 
pattern. High rises are found only in Area 4, the district closest to the central 
business district. Walk-up and lower density forms of redevelopment character- 


ize the other study areas. Excluding Area 1 (where apartments are found only 
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along a major arterial), Area 4 has the least number of low density forms of 
redevelopment. This largely reflects the fact that high land costs in this area 


now prohibit anything but high rise developments.° 


LOT CHARACTERISTICS OF REDEVELOPED PROPERTIES 


Size of Lot 

Lot size is an important factor in the redevelopment process: 
"properties that are deep and wide are invariably sought out (for apartment 
sites). Ty In the study areas, two distinct lot sizes were initially surveyed. In 
Areas 1, 2, 3, 4 and 7, which are situated on the north side of the North Sask- 
atchewan River valley, most lots are fifty feet wide and 150 feet deep, totalling 
7,900 square feet. In Areas 5 and 6, on Edmonton's south side, the standard lot 
size is 33 feet by 132 feet, or 4,356 square feet. Few lots in these two areas 
have been further subdivided, but in the other study areas, fifty foot lots, or 
groups of fifty foot lots, have been replatted into properties ranging in width 
from sixteen to forty feet. Many of these smaller, replatted lots (located mainly 
in Areas 3 and 4) total less than 4,000 square feet in size. 

In Edmonton, the current zoning bylaw stipulates that "the 


minimum site area for each apartment building block shall be 8,600 square 


Sad costs and their effect on redevelopment are discussed specifically in 
a later section of this chapter. 


ia T. Rashleigh, "Observations on Canadian Cities, 1960 - 1961," 
Plan Canada, vol. 3 (September 1962), p. 71. 
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feet." To meet this size requirement, and also to reduce land assembly costs, 
developers have mainly selected larger rather than smaller, subdivided proper- 
Hea The importance of larger lot selection can be demonstrated by grouping 

all residential lots into two sizes—those over and those under 4,300 square feet. 
The 4,300 square footage was chosen as a limit in size for two reasons: first, the 
combination of two 4,300 square foot lots meets the minimum requirement for site 
development; and second, the 4,300 square foot lot is the typical size of lots in 
Areas 5 and 6.7 Significantly, when the redeveloped lots in all areas were exam- 
ined, it was found that 92 per cent of the 183 lots redeveloped by residential uses 
were over 4,300 square feet (Table 23). Smaller lots, therefore, have been de- 
cidedly bypassed in favour of larger properties. 

The importance of lot size is further substantiated when individual 
areas are examined. In Area 4, for example, developers have selected only ten 
of the 27 residential lots of less than 4,300 square feet, but have chosen 27 of 
the sixty lots of over 4,300 square feet, many of which total 7,500 square feet 
in size. In all instances, the smaller redeveloped lots selected in this area were 


ee 


City of Edmonton, Planning Department, Zoning Bylaw No. 2135, 1964, 
Daape 


Beer example, two houses situated on 7,500 square foot lots can be bought 
for a cheaper price than three houses of similar style that occupy 5,000 square 
foot lots, even though the grouped lot size is the same (15,000 square feet). 


"The zoning choice of the minimum apartment development area (8 ,600 
square feet) was based partly on the fact that most lots in the older sections of 
Edmonton's south side are 4,356 square feet, and when combined, two of these 
lots total just over the minimum areal requirement. 
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part of a land assembly parcel that included a majority of lots 7,500 square feet 
in size. An analogous situation to that exemplified by Area 4 exists in the other 


study areas (Table 23). 


Cost of Land” 

Land costs also have an influence on the formation of residential 
transition areas, and in particular on the intensity and types of redevelopment 
that occur. Once zoning is permissive and allows apartments to locate in a 
neighbourhood, developers will concentrate their efforts to purchase properties 
quickly and cheaply before land costs rise, forcing development to shift to other 
parts of the city. While land costs are still low, low density forms of redevelop- 
ment, such as duplexes, sometimes locate in transition areas. In time, though, 
costs may rise to such an extent that only high rise developments are economically 
feasible.” 


Information on land costs was available for 128 of 176 properties 


Bin this study, land costs are defined as the total cost of a lot and the house 
occupying that lot. 


ibis tendency coincides with the land economist's view of urban structure: 
"Land economists believe that the determination of urban land use is a market 
process: The kind and intensity of use made of each parcel of land result from 
economic competition among the various possible uses. The processes of city 
growth are seen as economic, and the pattern of urban land use is deemed the 
result of the land market....The entrepreneur who owns a parcel of land attempts 
to ascertain the use that will yield him the highest revenue, and, as each owner 
tries to maximize his income, every plot tends to achieve optimum use." R. 
Thomlinson, Urban Structure: The Social and Spatial Character of Cities, New 
York, Random House, 1969, p. 159. 







, 
_ _ 


aa 


a9t sioupe 008.5 2tol to yfinojom © » babu Joni told leowq dishes te oto og 


—- 


ee, a | 
eo *. ria — " 


ierlte orit al) 2tzixe fh pall ud b 9)" tilqmexe tort of noitovtiz wageline: nA 





















a 
, = Less a ¥ 
(ES eldet) zoe ybute 
"ESAS a 
baoJ to t20D 
Initnebizes jo noitomne? ert no soneulini fo svod oelo ztzoa banat / 
inemqolsvabs1 te zaqyt bro ytienetai sat-no wivsitiog ni bao ,209%D-noltienont 
ni stool ot etnamtnge ewollo bro eviaeimeg el gninos s2nO 10990 tort 
281 115% 17 broad 4 zholle tient STOTINSOTIOA Hi Wi. etsqoleveb  boorhwodrgisn 7 


' 


Hire of Inemqolevab gniore] ,szi+ i200 bapl ercted ylqnerds bao ybisiup 7 
lev WIgT ' 90D WOl ,wol, llitz ow eteos brol oF til NTS ent to etiog ; 
| zomitemoe ,zoxelqub 2 dour: ,taaen | 
\Hooim a1 vinamgoleveb eit ngid yine tort inetxs no rouz of e2i) yom 21209 

.sidiacel 
) 


: a ee a bie tea bn a eet ee eet FT 
a) VOT SIQGDiiOVe cow 2TdcOO oripl MNO NMoOmtponiioy! 


ee tt a te ne . - — — dome A El 
iar Pe 


s2vor. ori. bap tol to tzoo lntot sit en benileb en eteoo bal , ybute 2irit nl? rex 


tol tort nts oa 





sequtourte nod to weiv a'faimornooe bn orl attiw wbionios yonabnet eidT® 
. teaipin p 21 e2u bool ae Jo noitoninetab et toa belted aigir aie a br 
Ea mort ‘thuzer biol io lea1eq done to sbom ezu to bie | 
7 tis: to 292790074, oAT ~29ey oldizeog auoly nv adt 
p fli Rec 2i eeu brio! beplagermein brie 48 
BL AT. 


* o brol jo! teowq p rag 













‘ 


| 
a A 


107 


redeveloped by residential uses between 1960 and 1968. 10 This information 

has been graphed to illustrate three closely related characteristics associated 
with land costs in transition areas (Figure 16). First, in each area, costs have 
spiralled through time. For example, they have risen from $5,000 to $21,000 
per fifty foot lot in Area 3 between 1960 and 1968, and from $7 ,000 to $15,000 
in Area 2 between 1964 and 1968 (Figure 16). Because each area is still in tran- 
sition, it is difficult to tell if land values have risen to that point where redevel- 
opment is discouraged. Second, land costs are highest in those areas closest to 
the central business district (Areas 3 and 4) and the Strathcona business centre 
(Areas 5 and 6). In Area 4, the average cost of a fifty foot lot in 1967 was 
nearly $30,000, but by way of contrast, costs are cheapest in Area 1 ($13,000), 
which is the study area located farthest from the central business district. The 
third characteristic is that changing property costs have influenced the type of 
redevelopment that has occurred in an area through time. In Areas 1, 2 and 3, 
the lowest land costs coincide with the redevelopment of properties by duplexes, 
triplexes and quadruplexes, but when the land values rose sharply in these areas 
as the result of intensive apartment construction, such low density forms of rede- 
velopment ceased entirely. In Area 4, which has the highest land values, only 


high rises have been developed since 1962. 


aaa = a as 


l0These records are incomplete because the Assessors Department has not 
always recorded property sales, particularly those occurring before 1960. Land 
costs have been averaged for each year and calculated on a fifty foot lot front- 
age basis to facilitate comparisons among areas. 
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Figure 16 


TRENDS OF LAND COSTS 
IN TRANSITION AREAS 
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BUILDING CHARACTERISTICS OF REDEVELOPED PROPERTIES 


Residential Types 

During the discussion of land use succession and site development 
in Chapter 3, it was noted that single-family dwellings constituted over 80 per 
cent of the replaced residences, while basement (12 per cent) and other conver- 
sions (7 per cent) comprised the remainder. Because the majority of redeveloped 
properties were single-family homes, it may be inferred that this is the main resi- 
dential type sought for redevelopment. This is misleading. In fact, the replace- 


ment ratios of the three residential types are quite similar. Table 24 shows that 


TABLE 24 — RESIDENTIAL TYPES REDEVELOPED, FOR ALL AREAS, 


1953-1968 

ee SSSSSSsSsSsSwmwomumomo 

Single- Basement Other 

Status Family Conversions Conversions 

No. % Nowa wc No. % 
ouabain 

Removed 186 35.4 2omee22eO VF Bds8 

Existing 339 =64.6 96 77.4 LVIN TANS? 

eee Oe eee 

Total DZ 00.0 124 100.0 59 100.0 


a eee 


Source: Assessors Department, City of Edmonton, 1968. 


SS SS ——OOO0S$SoN0N0NS$$$$>$$ssS 


35 per cent of all single-family homes have been replaced, and also that 29 per 
cent of all converted dwellings with other suites and 23 per cent of all basement 


conversions have been redeveloped. However, in the initial phases of the 
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redevelopment process, few converted dwellings are replaced; they succumb 


only after redevelopment becomes established in an area. 


Age of Replaced Dwellings 

In the current literature on apartment redevelopment, there are 
two conflicting views regarding the extent to which the age and condition of the 
housing stock influence the redevelopment process. One side claims that: "the 
tendency for apartment buildings to cluster in districts near the center of the city 
is clearly related to the age and obsolescence of the buildings which are replaced 
in the process in these areas," 11 while the other side states that: "...replace- 
ment of older structures by apartment construction is not primarily a function of 
aging and deterioration as economic theory suggests. "12 Neither side, however, 
fully substantiates its argument with an empirical analysis of replaced dwellings. 
The following two sections provide such an analysis to clarify and determine (in 
Edmonton at least) if one position is more justified than the other, or to determine 
if both positions have a certain amount of validity. 

Information collected for this study indicates that the aging of 


13 


dwellings has considerable significance in the selection of sites for apartments. 


a a a TT 


Iomith, The Low Rise Speculative Apartment, op. cit., p. 775 


lene, S. Bourne, "Market, Location, and Site Selection in Apartment 
Construction," The Canadian Geographer, vol. 12 (Winter 1968), p. 220. 


2 should be recognized that what might be considered old in a youthful 
city such as Edmonton might not be considered old in a long established city 
such as Toronto. 
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More older than younger dwellings have been redeveloped. For all areas, 

30 per cent of the 231 redeveloped dwellings were more than fifty years old, 
while another 41 per cent were over thirty years (Table 25). Because the aver- 
age life of a wood-framed house in Edmonton varies from fifty to seventy years, 
a considerable number of these buildings were near the end of their structural 
life and ready for replacement. 

Differences exist among areas, though, and have resulted from the 
original settlement patterns. In Areas 3, 4, 5 and 6, which were mainly devel- 
oped by 1940, a majority of dwellings were more than thirty years old when re- 
placed (86, 90, 87 and 86 per cent respectively; Table 25). Even in Areas 1, 2 
and 7, which were not built-up until World War II, older houses have been selec- 
ted. Although located in newer settings, these particular areas possess scattered 
housing development that took place during Edmonton's land boom period, 1910 - 
1914, 

Though all older houses have not yet been redeveloped, there is 
a greater tendency for them to be replaced than to remain standing. This is true 
in each district but Area 1. 14 this fact, further confirming the importance of 
aging in the redevelopment process, is clearly illustrated in Table 26, in which 
the ratios of existing and removed dwellings built in a particular period are com- 


pared. Excluding Area 1, 56 per cent of all dwellings built before 1921 have 


ee eR 


l4The reason that a majority of older dwellings still remain in this area 
is because apartment redevelopment is restricted as yet to the major arterial, 


82 Street. 
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TABLE 25 — AGE OF EXISTING AND REMOVED DWELLINGS, 
BY STUDY AREA 


ee ees 


Age of Existing Removed 
Dwellings No. % nn Noe 
tee caine el ie 
ALL AREAS 
Under 30 years 259 = 554..3 6352750 
30 to 50 ies FAD 5 96 41.3 
Over 50 years 22a. O O/ma2 7 al 
Total 477 100.0 231 100.0 
AREA 1 
Under 30 years 73 ©64.0 7 3050 
30 to 50 6 sr) Seon, 
Over 50 years Oot? 2 14.3 
ee E EEUU EEEEEEE EERIE 
Total 114 100.0 14 100.0 
AREA 2 
Under 30 years 56 80.0 Vl go 
30 to 50 6 8.6 | Js BZO00 
Over 50 years 8 11.4 LORmmo ON, 
Total 70 100.0 28 100.0 
AREA 3 
Under 30 years el ZY e7 1 MIASS 
30 to 50 ieee 2020 OZaEOOn| 
Over 50 years 20 46.5 We AOS 


Se E EEUU EE EEE NEEEEEEEREEEEEED 


Total 43 100.0 49 100.0 
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TABLE 25 — CONTINUED - 








Age of Existing Removed 
Dwellings No. % No. % 

AREA 4 

Under 30 years 2 3.8 4 2.0 

30 to 50 30M 57.7) 23.8 54.7 

Over 50 years 20M 30.9 [Oem 397/. 
Total 52% 100'.0 43 100.0 
AREA 5 

Under 30 years they | ahs) 3 13.6 

30 to 50 years a7: O 4 18.2 

Over 50 years 16™ 30:2 \oee 68:2 
Total Som 1000 27 OOF 
AREA 6 

Under 30 years 38 = 47.5 Ol nlo.0 

30 to 50 11 ne A / eee Te 

Over 50 years key segs) ey 25) 
Total 80 100.0 23 100.0 
AREA 7 

Under 30 years SO MEE/Os 7, 3302.3 

30 to 50 7a O2c 18 34.0 

Over 50 years Cmnlizac 2 Sid/ 
Total 6597 100/,0 5376100.0 


a 


Source: Assessors Department, City of Edmonton, 1968. 
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TABLE 26 — STATUS OF SINGLE-FAMILY AND CONVERTED DWELLINGS 
IN 1968, BY PERIOD OF CONSTRUCTION AND STUDY AREA 


Prior to 1921 to After 
Status 1921 1940 1940 Total 
No. % No. % No. % No. % 
ALL AREAS 
Existing 122. 1" D5 WOlron  2D9. COZ A707 2) 
Removed Vi aol DO MOAT 64 19.8 2S eZ 
Total 239 100.0 146 100.0 323 100.0 708 100.0 
AREA 1 
Existing Shey, ifs V/as) OenOURU 75) 493.0 114° 462.) 
Removed 5 1255 4 40.0 eee ae [4 ieD 
Total 40510020 10 100.0 78 100.0 128 100.0 
AREA 2 
Existing 3 40;,.0 ey VAS SOmnGo nO rv, PALS: 
Removed 125 200%0 ey, Peas) Vie lone 28 28.6 
Total 20 100.0 1210020 67410050 98 100.0 
AREA 3 
Existing 20me43 25 11 40.7 [WA gee” 43 46.7 
Removed DOMDOTO ier Se 7 23040 AYEEOS oO 
Total 46 100.0 27 100.0 Tom eU 92 100.0 
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TABLE 26 — CONTINUED 


i ee nal 


Prior to 1921 to After 
Status 1921 1940 1940 Total 
Noma No. % No. % No. % 
DERE); SG eee ee 
AREA 4 
Existing 20meEAS eS 30 66.7 Dae5s0 50 syn “69:5 I 
Removed AAS lee), 5) 15 mesos Dme5020 ASM A5<3 
2 ee ee 
Total 46 100.0 45 100.0 A= 10070 95 100.0 
AREA 5 
Existing 16945020 Cie 20 28 90.3 eye) 7A 0a 7/ 
Removed ley OE 0) Smee OO Sao fs, 22URZ29 23 
cies Un enn a a) 2 eee 
Total 32 100.0 12) 0020 oie 10020 75 100.0 
AREA 6 
Existing Lowe 46n7 Ap ORS Sey a 80 78.4 
Removed We xR 78 Jae Ory, Sm/eo tp IB\ ale) 
oo ee ee eee 
Total 32 100.0 29 100.0 41 100.0 102 100.0 
Existing 8 34.8 7. Ashe 5O0mOU rz 65m Doel 
Removed VomrooTZ Heed |e, Cie) Shs) 53 44.9 
Share ieee 25 ee eee ee 
Total 23010080 12 100.0 83 100.0 118 100.0 


ee 


Source: Assessors Department, City of Edmonton, 1968. 
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been redeveloped, while only 20 per cent of the houses built since 1940 have 
been replaced. The 20 per cent redevelopment of newer houses can largely be 
explained by reason that apartments have located in newer districts (Areas 1, 2 
and 7), and also because newer properties have sometimes been required as part 
of a larger development site in older established areas (Areas 3 and 4). 

With respect to the nature of site selection through time, there 
is a greater tendency for older properties to be redeveloped in the initial stages 
of redevelopment, but as the transition process continues, newer properties are 
in turn replaced. Areas 2, 3 and 5 have been chosen to illustrate this princi- 
ple. 19 The numbers and ages of replaced dwellings have been noted for each 
year since 1963, after which the most redevelopment has occurred (Table 27). 
Prior to 1968 in Area 2, for example, five of the seven replaced houses were 
over forty years old, but in 1968, 50 per cent of the twenty removed dwellings 
were less than thirty years. Similarly, in Areas 3 and 5, it was only in 1967 
that houses less than thirty years old became prevalent in the redevelopment pro- 
cess. This evidence supports the earlier stated view that, primarily because of 
cost factors, older properties are sought first for replacement. 16 


ISAIl seven stu dy areas illustrate this temporal pattern of change. Area 2 
was chosen because it is similar to and representative of Areas 1, 2 and 7 in 
terms of location in the city, house types and period of initial settlement. On 
a similar basis, Area 3 represents Areas 3 and 4, while Area 5 is typical of 
Areas 5 and 6. 


16The fact that older properties are initially selected partially explains the 
reason that land costs are cheaper when redevelopment first locates ina neigh- 
bourhood. 
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TABLE 27 — SITE SELECTION THROUGH TIME: 
AGE OF REPLACED DWELLINGS, SELECTED AREAS, 1963-1968 


eee oooOoOoommnmlT Os m™=> 


Age Group 1963 1964 1965 1966 1967 1968 Total 


ren es LEE EES nn TEE heen nana 


AREA 2 


Under 11 years - - - - - - - 
11 to 20 - - = - 
21 to 30 - - - - 
31 to 40 - - - - 
4] to 50 1 - = - 
Over 50 years - - 1 1 


| behe eS o 


Total 1 - 1 1 4 20 27 


AREA 3 


Under 11 years 
11 to 20 
21 to 30 
31 to 40 
4] to 50 
Over 50 years 


a —— «WLW W | 


—-—-hiI | 
No 

inl 
—O-— 1 


Total i iS) - 7 3 8 30 


AREA 5 


Under 11 years - - - - - - 
11 to 20 - - - - - 
21 to 30 - - - - 1 
31 to 40 - - - - 1 
4] to 50 - - - = = 
Over 50 years 4 1 l - 6 


pO — — DN 1 
hR— NW I 


Total 4 1 1 - 8 6 20 


renee Comnnttiee She 8 bee ee 
Source: Assessors Department, City of Edmonton, 1968. 
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Condition of Replaced Dwellings 

Because the Assessors Department does not record the condition 
of houses, it was impossible to determine precisely if poor housing quality was 
a causal factor of redevelopment. However, the Assessors Department does re- 
cord in most cases whether a removed dwelling was demolished or relocated onto 
another site, and when this information is related to other variables such as the 
type and age of a house, an approximate assessment of the importance of housing 
condition in the redevelopment process can be achieved. 

Information on housing removal methods was available for 177 of 
the 231 replaced dwellings. Of this total, 113 (63 per cent) were demolished 
and 64 (37 per cent) were relocated on sites outside the city limits. '7 Because 
most houses were demolished, these figures imply that a majority were in marginal 
condition, but this generalization is not completely valid. Some developers, for 
example, consider it uneconomical at times to relocate houses, even if they are 
in good condition. 18 Also, certain house types are difficult to relocate. Forty- 
two per cent of the demolished houses were one-and-three-quarter and two storey 
dwellings which, because of their height and size, are almost impossible to move 


along city cirec tof Although some of these houses were probably in marginal 


oe ee 


7City bylaws prohibit the relocation of these dwellings in new subdivisions; 
consequently, they are usually relocated in small towns within a 100 mile radius 
of Edmonton. Their usual selling price is around $2,000. 


18 ‘SE it 
Personal Communication, Mr. E. Lasner, Building Contractor, March, 


19693 


aie is confirmed by the fact that of the 64 relocated houses, only two 
were two storey structures. 
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condition, it is unlikely that all of them were. 

Age is perhaps the best indicator that all demolitions were not 
the result of deterioration and pitclescencehan Of the 113 demolitions, nearly 
half (53) were over fifty years old (Table 28). As noted previously, because 


TABLE 28 — AGE OF REPLACED DWELLINGS BY METHOD OF REMOVAL, 
FOR ALL AREAS, 1953-1968 














Demolished Relocated Not Known 

Age Group No. % No. % No. % 
Under 11 years - - - - 1 eo, 
1 iato 20 2 bes Bs prc AW) 3 520 
21 to 30 14 12.4 FD eke 4 7aA 
31 to 40 14. 12.4 Cuan 2) (oe i be 
41 to 50 si0) eK) 4 6.3 S42? 
Over 50 years 53 46.9 Cae al 2.0 rope iE Fell 
Total Liga! 0020 64 100.0 54 100.0 





Source: Assessors Department, City of Edmonton, 1968. 








houses over this age are near the end of their structural life, it is reasonable to 
believe that a majority of these 53 houses were ready to be torn down, but that 
most of the younger demolished dwellings still had several years or more of useful 
life remaining. Similarly, it can be assumed that only six dwellings for which 
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OM: : hla’ : 
It is recognized that because rates of deterioration vary considerably ac- 
cording to the quality of the original building and amount of maintenance, no 
close relationship can be drawn between the age and condition of a house. 
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method of removal information is lacking—those over fifty years old— were in 
marginal condition when replaced. By this reasoning, it is likely that, at the 
most, 59 or about one-quarter of the 231 replaced dwellings were in marginal 
condition. This estimate is probably too high, and it is more likely that less 
than one-fifth were in poor Bonditions —. 

Using the estimate, therefore, that about one-quarter of the 
replaced residences were in marginal condition, tentative answers can be given 
to two questions posed earlier in this thesis: first, do transition areas coincide 
with districts of distinct housing quality; and second, is redevelopment primarily 
a function of deterioration as economic theory suggests? These questions can be 
anwered by reconstructing an approximate picture of housing conditions as they 
existed in the study areas prior to redevelopment. To achieve this picture, the 
housing conditions of existing dwellings (as determined by the windshield survey) 
and removed dwellings (all demolitions and unknown method of removal dwell- 
ings over fifty years old were considered to be in marginal or worse than fair con- 


dition) have been grouped together (Table 29). @ 





SEron observations made in the study areas and other transition areas 
during 1968 and 1969 (after data collection was completed), it was noted that 
most demolished dwellings (over 80 per cent) were still in structurally sound 
condition. 


It is recognized that this technique presents only a general description 
of the pre-redevelopment housing conditions. The need in urban research to 
reconstruct past cityscapes to determine the conditions that existed prior to 
change is expressed in: R. C. Harris, "Historical Geography in Canada, " 


The Canadian Geographer, vol. 11 (Winter 1967), pp. 239-240. 
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TABLE 29 — HOUSING CONDITIONS OF EXISTING AND 
REMOVED DWELLINGS, BY STUDY AREA 


Housing 
Conditions Before 
Condition Existing Removed Redevelopment 
No. % No. % No. % 
ALL AREAS 
Fair or better 415 STE. 172 Jae 587 82.9 
Worse than fair 62 12.3 59 jsyos 121 al 
Total A/ 700.0 23)—)- 100.0 708 100.0 
AREA 1 
Fair or better 95 85.1 eZ 85.7 107 Wi hogs 
Worse than fair 19 14.9 2 14.3 21 2225 
Total 114 100.0 14 100.0 138 100.0 
AREA 2 
Fair or better 59 84.5 19 67.9 78 79.6 
Worse than fair 11 15.0 9 3201 20 30.4 
Total 70 100.0 28 100.0 98 100.0 
AREA 3 
Fair or better oye! 1007 4] 83.6 74 80.4 
Worse than fair 10 2380 8 16.4 18 19.6 


Total 43 100.0 49 100.0 92 100.0 
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TABLE 29 — CONTINUED 


Housing 
Conditions Before 
Condition Existing Removed Redevelopment 
No. % No. % No. % 
AREA 4 
Fair or better 44 84.7 32 74.4 76 80.0 
Worse than fair 8 ays) 1] 25.6 19 20.0 
Total 5240 1007,0 43. 100.0 95 men 0020 
AREA 5 
Fair or better 48 90.6 8 36.4 56 T4ae7, 
Worse than fair 5 9.4 14 63.6 19 25.3 
Total Some 00.0 22 100.0 75 100.0 
AREA 6 
Fair or better 73 91.0 9 40.9 82 80.4 
Worse than fair 7 SeD 13 59.1 20 19.6 
Total 80 100.0 22 100.0 102 100.0 
AREA 7 
Fair or better 63 96.9 Ol 96.2 114 96.6 
Worse than fair az oul 2 Sac 4 34, 
Total 65 100.0 5S ee 0050 118 100.0 





Source: Field work, 1968, and estimates based on demolitions permits 
collected from Assessors Department, City of Edmonton, 1968. 
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Prior to redevelopment, approximately 20 per cent of the housing 
stock in each district but Areas 2 and 7 was in worse than fair condition (Table 
29). This indicates that, although most houses were in fair or better condition, 
there was a nucleus in marginal condition that probably served to attract rede- 
velopment to the study areas. At the same time, because most dwellings were of 
fair or better quality, the amenities of each neighbourhood were sufficient to en- 
courage redevelopment. If, however, most houses had been in marginal condi- 
tion, as they are in the proposed Boyle Street renewal district that lies just east 
of Edmonton's city centre, it is unlikely that apartments would have been attrac- 
ted to the study areas. It can be concluded, therefore, that the housing quality 
of transition areas prior to redevelopment is characterized by a majority of houses 
in sound structural condition, with some dwellings of marginal quality, ripe for 
replacement. 

The second question, which asks if redevelopment is primarily a 
function of deterioration, can also be answered by examination of Table 29. 

For all areas, most removed dwellings—to the extent of 75 per cent— were in 
fair or better condition. This score represents all areas but Areas 5 and 6, 
where nearly 60 per cent of all removed dwellings were likely in marginal con- 
dition. Except for these two districts, redevelopment is not primarily a function 


of deterioration. 


Other Building Characteristics 


Several other characteristics of removed dwellings were also 
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collected from the Assessors Department. These factors, including house types, 
construction quality and dwelling repairs, were found to have only limited sig- 
nificance in site selection and the redevelopment process. They do, neverthe- 
less, provide additional insights into the nature of this process. 

There is no one particular house type that has been sought for 
redevelopment, although old style dwellings (built before 1940) rather than 
modern style buildings (built after 1940) of a particular house type have been 
mainly replaced. 2° However, all the shacks that once existed (six) have been 
torn down, being replaced in the initial phases of redevelopment in Areas | 
and 3. 

Houses that were classified by the Assessors Department as being 
of fair original construction quality constitute the majority of existing (70 per 
cent) and removed (71 per cent) dwellings. More dwellings of worse than fair 
construction, however, have been replaced (13 per cent of all replaced houses) 
than remain standing (9 per cent of all existing houses). Buildings of poorer con- 
struction quality can be expected to deteriorate faster than others, and hence be 
ready for replacement sooner than buildings of better quality. In contrast, and 
as might be expected, there are more existing than removed dwellings of better 
than fair construction quality (20 and 16 per cent of all existing and removed 


ee 


23peplaced house types as a percentage of all those redeveloped include: 
shacks (2.6), cottages (29.5), bungalows (20.8), one-and-a-half storey 
(19.9), one-and-three-quarter storey (9.1) and two storey (18.1). These 
figures are comparable to the existing proportions of different house types 
(see Table 13, p. 77). 
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dwellings respectively). 

Very few buildings, either replaced or existing, have had main- 
tenance repairs, such as a new porch, plumbing or heating, which require a 
building permit from City Hall 24 Only 15 per cent of the existing housing 
stock and 12 per cent of all removed houses have had such repairs. The claim 
cannot be specifically made, therefore, that lack of building maintenance has 
led to deterioration and hastened redevelopmeni because existing buildings have 


been equally neglected in repairs. 
OWNERSHIP CHARACTERISTICS OF REDEVELOPED PROPERTIES 


Ownership Status Prior to Redevelopment 

In all the study areas but Area 2, more rented than owner-occu- 
pied dwellings have been redeveloped, totalling 60 per cent of the 231 replaced 
dwellings (Table 30). This indicates, to a certain extent, the speculative value 
which is attached to transitional area housing. This is particularly so in Area 4, 
where 86 per cent of the redeveloped dwellings were renter-occupied. Because 
this is an older established area with a considerable number of converted houses, 
it can be expected that a high proportion of dwellings will be renter-occupied. 
However, many of the absentee owners of properties in this area were noted to 
be mortgage, real estate and other land holding companies, typical holders of 


speculative properties. 





24 Minor repairs, such as painting, which do not require a building permit, 
are not noted by the Assessors Department. 
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TABLE 30 — OWNERSHIP STATUS PRIOR TO REDEVELOPMENT 
OF REPLACED DWELLINGS, BY STUDY AREA, 1953-1968 











Owner- Renter- 

Study Occupied Occupied Total 

Areas | eZ No. % Dwellings 
l 6a 42.9 Be ed7. Al 14 
2 20ee 7 4 Ob e200 28 
3 Zoe. 9 27 eee.) 49 
4 6 14.3 Slee felaya// 42 
5 Tie Sh OO 22 
6 10-4334  weigie 23 
7 PARTS PERS) SHS Wale irs) ee) 

All Areas 93 40.4 133? 3) 159.46 231 





Source: Assessors Department, City of Edmonton, 1968. 








In contrast, in Area 2, which has experienced aountnrt construc- 
tion only since 1966, most properties redeveloped before 1968 were occupied by 
their owners (71 per cent; Table 30). This high proportion can be explained by 
the fact that apartments suddenly located in a predominantly single-family, owner- 
occupied neighbourhood. It should be added, however, that in 1968 just 40 or 57 
per cent of the existing 70 dwellings in this area remained owner-occupied, clearly 
indicating the speed with which speculators and developers rush into a neighbour - 
hood to purchase properties while prices are still low. In each of the other study 
areas, a majority of redeveloped dwellings were renter-occupied prior to their 


replacement. 
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Length of Ownership of Removed Dwellings 

Basic differences in length of ownership patterns exist between 
removed owner-occupied and removed renter-occupied dwellings. Most rede- 
veloped owner-occupied houses were lived in for more than ten years before 
being torn down (55 per cent; Table 31). Only 14 per cent were resided in for 
less than five years. Apparently, therefore, people who have just bought a 
house and have taken up residence in it within the past five years are very hesi- 
tant to move again so soon— only 13 of 91 such homeowners have done so (Table 
31). Long-time owner occupancy does not necessarily hinder redevelopment, 
although fewer owner-occupied dwellings (93 of 413) have been redeveloped 
than renter-occupied houses (113 of 294). The fact that fewer owner-occupied 
residences have been redeveloped is indicative, in part, of homeowners' resis- 
tance to change. 

In contrast, a majority of renter-occupied dwellings have been 
redeveloped within five years of ownership change (57 per cent; Table 31). This 
probably reflects the speculative value which is placed upon housing in transition 
areas. Properties are often bought from homeowners, rented out, and then sold 


shortly afterwards to apartment developers. 


Number of Owners of Removed Dwellings 
Removed dwellings, of all residential types (single-family and 
basement and other conversions), have had more owners than existing dwellings 


of the same types. For example, 63 per cent of all existing single-family houses 
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have had just one or two owners since 1953, whereas the comparable figure for 
removed single-family houses is just 34 per cent (Table 32). This same general 
relationship exists for converted dwellings, although these types have had more 
owners than single-family homes. Sixty-five per cent of the removed converted 
dwellings with other suites, for instance, have had more than four owners. Also 
interesting is the fact that no removed converted dwelling has had just one owner 
between 1953 and the date of its removal, even though a number of existing con- 
versions have had just one homeowner. 

It was not determined precisely if there is a relationship between 
the age and condition of dwellings and the number of owners they have had. It 
was noted, though, that although a dwelling is older, it will not necessarily have 
had more owners than a newer house. However, houses that were apparently in 
marginal condition when replaced or located on major arterials have tended to 


have had more ownership changes than other dwellings. 


SUMMARY 


Apartment redevelopment is the dominant feature and culmination 
of structural change in residential transition areas. Evidence collected for this 
study has demonstrated that there is, indeed, a definite pattern of change in site 
selection and the redevelopment process. Developers in most cases have chosen 
large lots (over 4,300 square feet) rather than smaller properties, concentrating 
their efforts to purchase these properties quickly before land costs become pro- 


hibitive. As well, older dwellings, many renter-occupied, are mainly sought 
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for replacement, although newer houses are sometimes included in land assembly 
parcels, particularly in the later stages of transition. Structurally obsolete dwell - 
ings, however, do not weigh significantly in the redevelopment process, as most 
replaced houses were still in sound structural condition. This largely reflects the 
fact that apartment redevelopment is attracted to neighbourhoods where the im- 
mediate environmental amenities will guarantee the success of the developer's 


investment. 
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Chapter VI 


POPULATION CHANGE IN TRANSITION AREAS 


INTRODUCTION 


Dwelling conversion and apartment redevelopment, the main fea- 
tures of physical change in transition areas, have been accompanied by consid- 
erable changes in the population structure of several of the study areas.! With 
the increased availability of rental housing units, more people, especially those 
between the ages of twenty and thirty, have come to reside in these areas. Popu- 
lation densities have also increased. At the same time, the replacement of one 
and two-family homes has resulted in marked changes in household composition 
characteristics. This chapter, therefore, documents the significant alterations in 


population structure which have accompanied functional and structural change. 


THE CHANGING DEMOGRAPHIC PATTERN 


Measurement of Population Change 
The Dominion Bureau of Statistics has made available, in the form 


of computer print-out statements, unpublished information at the enumeration 





VAs will be discussed, 1966 is the latest date for which census population 
data are available. Because several areas did not experience apartment rede- 
velopment until after this date, census information does not always capture 
population changes which have resulted from redevelopment activities. 
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area level for the 1961 and 1966 censuses. As noted in the introduction to this 
thesis, the study areas were selected to coincide with enumeration areas so that 
these data could be utilized to analyze population changes. Unfortunately, be- 
cause enumeration data are not available prior to 1961 or after 1966, the analysis 
is limited in time, with the result that several areas (Areas 1, 2 and 5), in which 
apartments did not locate until after 1966, do not show population changes that 
are related to redevelopment. This shortcoming, nevertheless, possesses advant- 
ages. The fairly static population structure of Area 2, for example, can be con- 
trasted to areas of change. Similarly, in Areas 1 and 5, the effects of conversion 


activity alone can be isolated and examined. 


Changing Population Totals 

Between 1961 and 1966, population growth was experienced by 
only three of the seven study areas (Areas 3, 4 and 6; Table 33). In Area 3, 
which was the most active district of redevelopment during this period, popula- 
tion increased at the rate of 25 per cent, from 462 to 580 people. The 13 per 
cent increase in Area 6 occurred not only as the result of apartment construction, 
but also because students from the nearby University of Alberta sought rental 
accommodation in converted dwellings. Only modest growth took place in Area 
4. Here, three high rise apartments, occupying over 10 per cent of the total lot 
area, were under construction when the 1966 census was taken. Thus, growth 
that had occurred as the result of earlier redevelopment was balanced by the loss 


of those people who had been the previous occupants of the redeveloped houses. 
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TABLE 33 — CHANGING POPULATION TOTALS, BY STUDY AREA, 
1961-1966 


Study Per Cent 
Areas 196] 1966 Change 


1 550 530 - 3.6 
2 387 383 - 1.0 
3 462 580 +2013 
4 540 549 +igle 7, 
5 460 455 — th. | 
6 424 479 +13.0 
i, 454 452 - 5.4 





Source: Canada, Dominion Bureau of Statistics, Enumeration Area Data 
Print-out Statements, 1961 and 1966, Ottawa, 1961 and 1966. 


————SS>=lllSESESESESEES|E|E|]|E|E|E=E]_==anh_—=SananDnDnDnaDaK{=@BN4 >= 


The remaining study areas experienced slight population losses of less than 4 per 
cent. This can partially be explained by the following reasons: reconversion 
activity (Area 1), changes in family composition (Areas 2 and 5) and the loss of 


residential land to non-residential uses (Area 7). 


Changing Population Densities 

To determine the nature of changing population densities in the 
study areas, the total lot area of all residential uses was calculated for 1961 and 
1966 and then divided by the population totals for the same years. The results, 


which are shown in Table 34, reflect the numerical population changes, but in 














OD a 


be | . | oF | 1 ee 7 bi 7 
; | i a ci 1 7 


, 


= j --o 4 ; > 
AAA YOUT2 Yd 2JATOT HIOITA AH Js 109 OMI MAKD — =o tah 
i dAs } ~ fdQ | >f i 
a = 2 ~ ~ b= 1 ee eee a i r = ae =H = 
i ; SL 








ig- 
) cc : 
Loc $ 
4 i Cdh Gu 
j Y Ve 
' heh oa 
Od a 
r) Koh re) 
“ 
—- ~_ 
ate - — - RE enh Sanden a as m= gebeore - — - a ees es ae 
“ 7 
bon ages Os 0 2 > Swe fe * . 
iOAy DBIA ff iMernns 31 ie FO-USWE Oi inimed , oborie. :so 10d 
ane a ee ~— +, j _ “5 Seb y 7 es a, 7 _ 
.OO%} Ono 1O¥l . owt ) Bd? bro [d¥] zines atote tuektnivd 7 
srphagnemnenmssnceranegstammnaenyysynlpnteaneia pasadena tenatanentianieatiaenasienaniiaaematti, 
= Se eS ea ees 2. s Se SMES RESO EE RY 


e 


vaq * mort zal to ze201 noiteluqag: trigile beonsireqxs zoom. ybute eniniomss sal 
: ca 





oP ay 
‘ bi r » ‘ wae i 
NOIISVNODS1. :2n0zZ0987 HNiwollo? eri Yo beniplgxe ed vHipitiog Moo 2iaT iar: : 


to 220} efit bno (¢ bre § 20874) noitizoqmo> ylimp? ni zegnods Af oar) wivitos 


x is. Ay. 
i (S pevA) reeu- 1 loitnebie s-non of bol Initnebizor 
t ? i va ,* 

; i ‘vaeiligh | ahaa ‘? feo 
- se 







- SI .d 










a7 ‘ oZ 
Ss hats ition avitolugog priereds %o sciuaaie +o vein 





i 5 a Ore aim 
‘baw f BRI sot Hehualno all aan hit in sive . — 10 | 0 1 bates ive alt, 
nviedt rie 9 v4 
si of a noe ay wae esl 


135 








"9961 PUP L96L “PMPHO “9961 

PUD [961 “S{UBW4O4S JNOC-4ULig DJOG Day UO!fOUBWINU ‘SOI4sI}O4S JO NDaiNg UOlUIWOGg ‘pppud7) ‘woudl; st 
UO!JOWIOJU! UOIJOINdOg *gOgg| ‘UOJUOWPA Jo AjID ‘JUuaWindaq sJOssass\y BYU} WOJ4 31D DJOP |DaIW 2891NOSG 
"4904 aioNbs Ul SI DaJD JO] [OI JUapIsaYy 


L 








6°62 oSV lect oSr’ LS9 6°82 vSV L°Sl 0S6€Z9 7 
LAV 6Ly Galt LZZ‘Sér 6°ZE v7v Ags (| €0L‘ €8r 9 
6°LV CGY C°é Les‘Olv 6°8y 097 v6 G6Z’ OV G 
0°6r 6S Cat 0v9‘Z8r 0°9€ Ovs O'Sl G@Z V9 4 
0'SY 08S 6°Zl 000‘SSS Z VE ZOV Gel 000 ‘08S € 
AWE E8e L°ZL 00¢ ‘SEZ G°7Z L8€ ay) 00S “SEZ g 
€°SZ Os 6°02 000006 £°9Z Oss 6°02 000006 L 
Ayisuaq uol4 SoIOV Daly 407 Ayisuaq uo! SoIOVW | Peay 407 spodV 
JON -pjndog pOljuspIsoy 4ON -pjndog jOlyuspIsay Apnis 
9961 L961 








9961-196L “VWadV AGNIS Ad ‘SAILISNAG NOILVINdOd ONIONVHD — ve FSV 


bs te 


A : 
Sa2I-18er ASIA yaure va {atian20 HOITANHOR 9 





=e 
al 
: wes - > = * ; = 
Pees oe deep 5 he 
a '— ts ~— =pluged lnitnebizeA | - te. -pluqod 
a _-NtienoG not zstA 83s pA fol xtiened — noi 





is €.¢8 O&e - @.0$ 000 , 00° €.a8 . 088 
B.S E&8E iM OO, CEN 62.88 Yee 
0.c% 08e e. Sf 000 , cee S.s€ — Soh 
0.@ Rac S.ff ORS , SBA 0.0& ORC 
e.h 8th ae Vee, Oth * 2. &h Cob 
t. cans ec. if TX, o2e @.XE eSA 
g.e8 Sth F.ef GGA, [24 @. 88 AeA 





49st sioupe ai zie 
noltomoetni noltplugodT .882{ .notnomb3 to ytiD ,insmtioqe” z1ozz9z2A sft mort 816 ost 
bao [d@!f ,zinemetoiz 4yO-tnind nic os7A noiforemund .zolizitnte to ueawd noinimed 
ee ee ee .88?7 ba fae 


aie 


A A  T oe me Pa I TN 


cet 


136 


addition show characteristics which the changing population totals fail to reveal. 
In Area 4, for example, the number of people increased by only nine to 549, but 
the net population density jumped from 36 to 49 persons per acre. As Table 34 
shows, there was a considerable loss of residential land to non-residential uses 
(3.8 acres), thus accounting for the only modest population gain but the sizeable 
density increase. A similar situation, but on a smaller scale, also occurred in 
Area 7. Significant increases in density took place in Areas 3 and 6, but decline 
was experienced in Areas 1, 2 and 5, where small population losses occurred and 
redevelopment was negligible. 

How has conversion activity, the major feature of structural change 
prior to 1961, affected population densities? The 22 persons per acre density of 
Area 2, a predominantly single-family neighbourhood, can be used as an approx- 
imate gauge to measure this effect. In general, conversion activity by 1961 had 
caused densities to rise by about 30 per cent in districts where basement conver —- 
sions dominated (Areas 1 and 7), and to increase by over 50 per cent in neighbour- 
hoods characterized by converted rooming and boarding houses (Areas 3 and 4). 
The considerably higher densities of Areas 5 and 6 in 1961 (49 and 38 persons per 
acre respectively) can largely be explained because of the small lot size which 
distinguishes these from the other study areas, and also because conversion was 
very significant prior to 1961. As demonstrated by the study areas, dwelling con- 
version has caused marked increases in population density. Redevelopment, in 


ee ee 


2These higher densities could also be the result of the occurrence of some 
smaller lots in these two areas. 
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turn, has produced still higher densities. 


Changing Age and Sex Composition 
Because people between the ages of twenty and thirty and over 

65 years of age have been cited in the literature as being mainly responsible for 
the increased demand for rental neers it can be expected that the 
changing demographic pattern of transition areas will show sizeable increases 
of these particular groups. This is indeed so, particularly for the young adult 
group. In those areas affected by apartment redevelopment between 1961 and 
1966 (Areas 3, 4 and 6), significant increases of males and females between the 
ages of 15 - 24 have taken place (Figure 17). In Area 3, for example, the age 
group 20 - 24 increased from 64 to 155 people, clearly indicating that developers 
are catering to a younger population. The peters proportion of young adults 
in the population pyramids of Areas 5 and 6 mainly reflects the influx of univer- 
sity students into these neighbourhoods. As well, the sizeable increase of the 
25 - 34 year old male segment in Area 5 can be accounted for by the location of 
several transient rooming houses along the commercial strip, Whyte Avenue. The 
increase of people over 65 years of age, however, was found to less significant 
ee a eee 

Sthis literature was discussed in Chapter 1, pp. 4-8. 

ane census shows the ages 0-25 and 65-69 grouped in five year intervals, 
while the ages 25-64 are grouped in ten year intervals. Over seventy years is 
classed as one group. To facilitate comparisons between age groups, ten year 
‘atervals have been used in this study, except for the categories 0-14 and 65 


years and over. Where particularly significant, increases in five year intervals 
are given in the text. 
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than expected. Only Area 4 experienced slight gains. Field investigation re- 
vealed that in most areas the occupants of a number of replaced dwellings were 
older people; thus, the outgoing group of older residents who had occupied the 
replaced dwellings probably balanced the | sees group of older aged apart- 
ment dwellers. : 

Other significant age and sex composition changes, which are 
associated with the transition process, include the increased proportion of fe- 
males to males and the loss of children and middle-aged groups. Area 3 had the 
largest increase in female population in the age group 20 - 24. The number 
jumped from 40 in 1961 to 99 in 1966, and probably occurred because this area 
is very close to the Royal Alexandra Hospital and downtown Edmonton. Area 4, 
the district closest to the central business district, and Area 6, located less than 
one-half mile from the University of Alberta campus, also had similar female pop- 
ulation increases (Figure 17). Ostensibly, females desire to live very close to 
their place of work or study. Areas | and 2 showed no gains, maintaining nearly 
the same pyramid shape between 1961 and 1966. 

Areas of active apartment redevelopment also experienced losses 
of children under fifteen years old and, in conjunction, adults between the ages 
of 35 - 54 (Figure 17). This has happened because apartments have replaced one 
and two-family houses previously occupied by these population groups. In con- 
clusion, the age-sex pyramid of a residential transition area is characterized by 
a small base of children under fifteen years old; a large concentration of young 


adults in the 20 - 34 age group; and lesser but equally proportioned numbers of 
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people in older age categories. 


Changing Household Composition Characteristics 

In transition areas, household characteristics have also been 
altered. Noted below are the most significant changes in marital status, house- 
hold size, family size and numbers of children per family associated with conver=- 
sion and redevelopment activities. 
1) Marital Status. Areas of apartment redevelopment are characterized by 
increasing proportions of single people over fifteen years of age, particularly 
females. In Area 3 between 1961 and 1966, the number of unattached adults 
rose by almost 50 per cent from 106 to 156 people. Females accounted for over 
65 per cent of this increase. Similarly, in Area 4, the total number of single 
people in 1966 stood at 230, compared to 160 five years before. Areas 5 and 6, 
already noted as being strongly influenced by the University of Alberta, also 
gained more single people. However, two areas of conversion activity, located 
in newer districts, did not show appreciable increases of single people (Areas | 
and 7). In most study areas, the number of married couples remained approxi- 
mately the same between 1961 and 1966, although there were modest gains in 
Areas 3 and 6 and slight losses in Area 4. 
2) Household Sizemoalnithe centrally located, inner-city transition areas, the 


According to the census, a household consists of a person or group of people 
occupying one dwelling. Canada, Dominion Bureau of Statistics, Population and 
Housing Characteristics, by Census Tract, Edmonton, 1961, Ottawa, Queen's 
Printer, 1963, p. 16. 
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increase of single people has resulted in an accompanying decline in household 
size. In Areas 3 and 4, the average household size dropped from 2.6 persons to 
2.2 and 2.0 persons respectively. These figures were well below the 1966 city 
average of 3.5 persons per household. In the more recently established conver- 
sion areas (Areas 1 and 7), the average household size remained quite close to 
the city average. In Area 1 during the study period, it remained static at 3.6 
persons, while in Area 7 it changed slightly from 3.3 to 2.9 persons. 

3) Family Size and Numbers of Children Per Family .° Trends in family size 
were almost identical to the changes in household size. In areas of apartment 
redevelopment, the average family size stood well below the city average. The 
1966 city average of 3.8 persons per family can be contrasted to the 2.6 average 
which characterized Areas 3, 4.and 6. These same areas also scored well below 
the city average with respect to numbers of children per family, having less than 
one, compared to Edmonton's average of 1.9 children per family. Again, areas 
of conversion activity in newer districts (Areas 1 and 7) displayed figures very 
close to the city average. Apparently, although older, inner-city and newer 
areas located further from the central business district display fairly similar trends 
in age-sex composition, numerical and density changes, distinct spatial differ- 
ences exist for changing household characteristics. Field work also revealed that 
more young couples with children live in apartments in those transition areas 


eT 


On family consists of a husband and wife (and children if there are any) 
who live together in the same dwelling. Ibid. 
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located in newer surroundings (Areas 1, 2 and 7), whereas more childless 


couples reside in inner-city apartment districts (Areas 3 and 4). 
CHANGING LABOUR FORCE CHARACTERISTICS 


The 1966 Census of Canada did not collect information on labour 
force characteristics, thus making comparisons between 1961 and 1966 census 
data impossible. Even if the required information had been available, labour 
force data collected at the enumeration area level are subject to a great deal of 
response variance, with the result that cbactubrone reached at this areal level 
must be considered very general ib In an attempt to determine the present occu- 
pational status of each area's population, and +H note changes since the 1961] 
census, the questionnaire survey carried out for this study collected information 
on labour force characteristics. But, because of the likelihood of similar response 
variance with this data, only generalized conclusions can be formed. 

The findings of the questionnaire survey, nevertheless, coincide 
with the conclusions reported in several other studies of apartment residents. 
McAfee, for instance, in her examination of apartment development in the West 
End of Vancouver, reported a significant influx of white-collared workers— 


professional, managerial and clerical staff—into this district. Similar trends 





7 Canada, Dominion Bureau of Statistics, Statement on the Nature and Extent 
of Variance Associated with EA Census Statistics, Ottawa, 1961, p. 1. 


BR. McAfee, Residence on the Margin of the Central Business District: A 
Case Study of Apartment Development in the West End of Vancouver, B. C., 
Unpublished M. A. thesis, University of British Columbia, Vancouver, 1967, 
133 pp. 
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have occurred in the study areas, particularly in Areas 3 and 4, where the 
number of professional people increased from less than 20 per cent of the labour 
force to just over 40 per cent between 1961 and 1968. This undoubtedly reflects 
the close proximity of these areas to the downtown business core of Edmonton. 
Area 6, close to the University of Alberta, also showed an increased proportion 
of professional people in the same period. Although there were fewer responses 
from apartment dwellers in the newer Areas 1, 2 and 7, the same pattern seems 
to prevail in these outlying districts. These conclusions, therefore, although 
tentative, complement the findings that have been obtained in other cities. Fur- 
ther study would be worthwhile to determine if there are spatial variations be- 
tween the labour force characteristics of inner-city transition areas and those 
located further away from the central business district, and also to determine 
precisely if there are differences between. the occupants of walk-up and high 


rise apartments. 
CHANGING OCCUPANCY CHARACTERISTICS 


High rates of population mobility, which can be explained by 
several factors, characterize transition areas of active apartment construction. 
Because there is a greater proportion of rental housing units than owner-occupied 
dwellings, transition areas tend to cater to a transient population that is seeking 


SS Ee 


9 
When surveyed in the fall of 1968, approximately 45 per cent of the 350 
respondents to the questionnaire survey were planning to move within one 
year. 
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only temporary accommodation. In addition, the removal of one and two- 
family houses has forced many families to move, while the fear of apartment 
encroachment into their neighbourhoods has caused still other people to seek 
residences elsewhere. In contrast, though, transition areas are also disting- 
uished by a core of long-time residents who, to date, have resisted change by 
refusing to sell their houses to apartment developers. Using data obtained from 
the questionnaire study, this section examines the changing occupancy charact- 


eristics associated with transitional neighbourhoods. 


Length of Occupancy by Dwelling Type ; 
1) Single-Family Houses. More occupants of this dwelling type, as might be 
expected, have resided longer in the same residence than the occupants of the 
other types. For all areas, 55 per cent of the single-family homes have been 
occupied for more than ten years (Table 35). Only one-quarter of the single- 
family respondents were less than two year occupants. Cross-checking of ques- 
tionnaires revealed that many of these short-time residents rented their homes. 
Spatially, the newer study areas (Areas 1, 2 and 7) have the longest occupancy 
rates, while the older districts (Areas 3, 4, 5 and 6) have the highest turn-over 
of residents (Table 35). 

2) Converted Dwellings. Converted dwellings have higher turn-over rates than 
single-family houses, even though one-third are owner-occupied. Forty-two per 


cent of the 71 converted dwelling respondents have lived in their residence for 


less than one year, while only 13 per cent were more than ten year occupants. 
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TABLE 35 — LENGTH OF OCCUPANCY, BY DWELLING TYPE 
AND STUDY AREA 


Soe eee 





Single- Converted 
Length of Family Dwellings Apartments 
Occupancy No. % No. % No. % 
ALL AREAS 
Less than 1 year Mes ea 30 42.4 5y 34.0 
1 to 2 ey ahh 10 14.1 2a 2800 
2 to 3 6 4.2 3 y.2Z 6 6.1 
3 fo 5 8 5.6 10. «14.1 7 I 
5 to 10 1% 918.2 4 5.8 2 2.0 
Over 10 years 79 ~=—-54.8 PN WAT 4 4.1 
Total 144 100.0 7 ee C050 98 100.0 
AREA 1 
Less than 1 year - ~ 3.) 3020 4 100.0 
1 to 2 4 13.3 l 10.0 
2 to3 1 3.3 Tae. 20 ~ ~ 
Syren) - ~ 1 1028 . - 
5 to 10 aye iene ~ ~ - - 
Over 10 years 20, 166.7, 4 40.0 ~ - 
Total 30 100.0 10 100.0 4 100.0 
AREA 2 
Less than | year ee Ye 1 100.0 4 100.0 
iio2 1 3.3 - ~ - 
Pio 2 6.7 - - - - 
SHOES ot AOE) - - - = 
5 to 10 4 13.3 - - - - 
Over 10 years WA 356.7 = - - - 
Total 30 100.0 le 0080 4 100.0 
AREA 3 
Less than 1 year 6) 3720 3 30:0 5. 6132 
eroL2 1 12¢5 Se 
2 to 3 - ~ - - 2emeal2eo 
Jfo 3 ~ - - - AS 25: 0 
5 to 10 (ee ae 59) 2 33.3 - - 
Over 10 years 0, 80g.5 1 16.7 - ~ 


Total 32810020 6 100.0 16 100.0 
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TABLE 35 — CONTINUED 





Single- Converted 
Length of Family Dwellings Apartments 
Occupancy No. % No. % No. % 
AREA 4 
Less than 1 year 2ecer20.0 1 8.3 189. 36.1 
IstosZ a - Te ANd 16 44,4 
2to3 Pe eae) Sve #2570 l 2.8 
3 to 5 - - 3. 25.0 l 2a 
5 to 10 ZermehO +0 - ~ 2 Oe) 
Over 10 years 2 the) Sp ey 0) 3 8.3 
Total 10 100.0 12 100.0 36 100.0 
AREA 5 
Less than 1 year - - fds) (0) 4 80.0 
1 to 2 4 40.0 l 8.3 ~ - 
2to3 l 10.0 l 8.3 12070 
3 to 5 220.0 1 8.3 ~ - 
5 to 10 - - l 8.3 - - 
Over 10 years eg o0.0 SLAs ~ ~ 
Total LOPS. 0 12 100.0 5710050 
AREA 6 
Less than 1 year 5) (AES VAte Ol ay, She URS) 
1 to 2 She Pa) Sua lal Loacle 2 
Datos 1 4.2 Seam Wiles 
Orton) Ae LO: 7, 2 7.4 - - 
5 to 10 2 8.3 1 Sy - - 
Over 10 years DEVE Ss) 4 14.8 - - 
Total 24 100.0 2/ me OOO 16 100.0 
AREA 7 
Less than 1 year Sy ahaa 4 33.3 LORE 7 On 
1 to 2 2 7.4 py ay) Ss] 0 Rei 
2to 3 - - - = 
3 to 5 1 Sy/ #2 9 i Keys I/ - - 
5 to 10 3 ees = ~ = = 
Over 10 years |S akeLeNy/ opr wep deh 8 - ~ 
Total 27.) 100,..0 12 100.0 13 100.0 





Source: Questionnaire Survey, 1968. 
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The University of Alberta district (Area 6), reflecting the seasonal mobility 
patterns of students, has the highest one year turn-over rate (52 per cent; Table 
35). And, although the evidence is not conclusive because of the small number 
of respondents, converted dwellings in the newer study areas (Areas | and 7) 
tend to have longer occupancy records, even when renter-occupied. 

3) Apartments. Residents of apartment houses have the highest mobility rates. 
Fifty-two per cent of the 98 apartment respondents have occupied their suites 
for less than one year, and another 29 per cent have been residents for only two 
years (Table 35). This high percentage of short-time residents probably reflects, 
to some extent, the fact that apartments have only located in the study areas 
very recently. Nevertheless, in Areas 3 and 4, where apartments have attracted 
tenants since the early 1960s, the turn-over of apartment dwellers is still quite 
high. In these two areas, 60 and 80 per cent of the respondents were less than 


two year occupants (Table 35). 


Length of Occupancy of Owner and Renter-Occupied Dwellings 

There are significant differences between the occupancy patterns 
of owner-occupied and renter-occupied dwellings which the previous discussion 
alluded to but did not fully reveal. Seventy-three per cent of the surveyed 
owner-occupied dwellings have been lived in for more than ten years (Table 36). 
This high proportion and the corresponding lack of short-time residents is the 
result of two interacting factors. First, there is a core of people in each study 


area who have resisted change, turning down offers of purchase from developers, 
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TABLE 36 — LENGTH OF OCCUPANCY OF OWNER AND 
RENTER-OCCUPIED DWELLINGS, FOR ALL AREAS 


eee b 


Length of Owner-Occupied Renter-Occupied 


Occupancy No. % No. % 
en epee ance ng EIN at AS a a a aaa ree 

Less than 1 year 4 oe ou al 
liio-2 6 4.3 sey P28 ye 7/ 
2 to 3 4 feo” 20 ofl 
3 to 5 4 Zee, Pa ib 
5 to 10 20 =+14.4 8 SIs 
Over 10 years 101 10 7, 4.4 

Total 139m 007.0 206 100.0 
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Source: Questionnaire Survey, 1968. 
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primarily because they have lived in their neighbourhood for a long time and 
enjoy the advantages it possesses. ue Second, the lack of new owner-occupiers 
largely reflects the fact that potential homeowners are uncertain about buying a 
family home in areas marked by considerable structural change, and also because 
housing in transition areas possesses inflated, speculative values which most buy - 
ers cannot afford. 


ee 


10Results of the questionnaire survey showed that of a total of 116 home- 
owners who had been approached by developers wanting to buy their houses, 
only 4 per cent agreed to sell, 30 per cent were considering selling and 66 
per cent definitely refused. The reasons cited for refusal included: enjoy 
advantages of neighbourhood (60 per cent); long length of residence (55 per 
cent); and intended buyer did not offer enough money (28 per cent). 
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Renter-occupied dwellings have entirely opposite occupancy 
patterns to those of owner-occupied dwellings, having a very high turn-over of 
people. For all areas, 70 per cent of the rental units (apartment and converted 
suites) have been occupied for less than two years, and 90 per cent for less than 
five years (Table 36). This clearly reflects the transient nature of the popula- 


tion that resides in transition areas. 


Owner and Renter Occupancy Characteristics Through Time! | 

Through time, two trends have emerged which concern the ratio 
of owner-occupied to renter-occupied dwellings. Prior to intensive redevelop- 
ment in the study areas, a decreasing proportion of houses were occupied by 
their owners, reflecting the absentee ownership of converted dwellings as well 
as other dwellings being held for speculative purposes. But, after apartments 
located in a neighbourhood, the proportion of owner-occupied houses again 
increased. Area 3 illustrates this pattern very well. In 1953, 68 per cent of 
all dwellings were owner-occupied (Figure 18). This ratio declined to 62 per 
cent in 1958 and then to 53 per cent in 1963, immediately before the peak of 
redevelopment but at the height of conversion activity. But, by 1968, follow- 
ing the peak of structural change, the owner-occupied proportion had again 
climbed to 65 per cent. This increase is probably due to the core of residents 
in this area who have resisted change, maintaining the ownership and occupancy 
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lI This discussion focuses only on the ownership characteristics of single- 
family and converted dwellings. 
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Figure 18 


OWNERSHIP TRENDS 
IN TRANSITION AREAS 


Single-Family and Converted Dwellings 
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Source: Assessors Department, 
City of Edmonton, 
1968 
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of their homes. Several areas, however, have yet to experience a reversal 

of the downward trend. In Area 2, for example, the proportion of owners to 
renters was still declining in 1968 (Figure 18), but redevelopment in this area 
is only now (summer 1969) reaching its peak of intensity. Because many of the 
dwellings currently being replaced in this area are renter-occupied, it can be 
expected that the downward trend will be reversed, thus showing an increased 


proportion of owner-occupied dwellings. 


SUMMARY 


Significant changes in population structure have accompanied 
functional and structural change. Population densities and totals have increased, 
as has the proportion of young, unattached adults to older, married people. These 
changes, which are more prevalent in older, inner-city transition areas than in 
newer districts, have also resulted in more white-collared people taking up resi- 
dences and in high rates of occupancy turn-over. Nevertheless, there still re- 
mains in each area a core of homeowners who are reluctant to relinquish long 


established ties with their homes and neighbourhoods. 
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Chapter VII 


CONCLUSION: 
A DESCRIPTIVE MODEL OF RESIDENTIAL CHANGE 


INTRODUCTION 


On the basis of the findings of this thesis, it is possible to devise 
a descriptive model consisting of the causes, location and sequential develop- 
ment of residential areas in transition that are characterized by conversion and 
redevelopment activities.! In doing so, the main conclusions of this study can 
be incorporated. This model has three components, two static and one dynamic. 
The static components include: first, the causes of residential change and the 
resulting formation of transition areas; and second, the location of residential 
change and transition areas. The dynamic component—the most significant fea- 
ture of the model —is concerned with processes of functional, structural and pop- 
ulation change and the evolutionary sequence of transition area development. 

CAUSES OF RESIDENTIAL CHANGE 
AND THE FORMATION OF TRANSITION AREAS 
The causes of residential change are many and complex. It is 


possible, though, to determine certain economic, geographic, political, social 





‘1A model is thus a simplified structuring of reality which presents. ..sig- 
nificant features or relationships in a generalized form." P. Haggett andR. J. 
Chorley, "Models, Paradigms and the New Geography," Models in Geography, 
eds. P. Haggett andR. J. Chorley, London, Methuen, 1967, p. 22. 
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and technological factors which have led to dwelling conversion and apartment 
redevelopment, and hence to the formation of residential transition areas. The 
basic cause appears to be an expanding population base, segments of which— 
particularly young, single people and young, newly married couples between 

the ages of twenty and thirty—cannot afford or do not desire to own their own 
houses and, as a result, demand rental accommodation. Combined with this ris- 
ing demand are improving technologies which have made it possible to build 
apartments quickly, efficiently and economically; desires by people for the cap- 
ital gain which can be accrued from building or owning a "speculative" apart- 
ment; aging and filtering down of housing which often lead to dwelling conver- 
sion or deterioration and redevelopment; changing housing preferences which now 
favour living close to places of work and shopping, transportation and cultural 
facilities inorder to overcome distances and "costs of friction;" and finally, pub- 
lic policies which support urban renewal and high density, central-city living. 
These factors do not work in isolation but contribute significantly to effect change 


by interacting with each other. 
LOCATION OF RESIDENTIAL CHANGE AND TRANSITION AREAS 


Although the residential structure of the whole city, to a certain 
extent, is changing, it is possible to readily discern certain areas where conver - 
sion and redevelopment are taking place. It is in these areas where functional, 
structural and population change is present and most significant, and hence where 


definitive transition areas can be distinguished. 
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As revealed by this study, dwelling conversion is found mainly 
throughout that part of Edmonton which was built-up by 1945. In particular, 
and as suggested by several classical theories of urban growth and structure (the 
concentric zone, sector and multiple-nuclei concepts), it is located in areas 
close to the central business district, along or near major arterials which lead 
into this core, and adjacent to other functional growth points in the city such as 
the Strathcona business centre and the University of Alberta. Conversion activ- 
ity diminishes in intensity as distance from these points increases. 

Because the aforementioned theories of urban structure were 
devised before large-scale apartment redevelopment took place, they do not ac- 
count for the city-wide distribution of apartment construction which now charact- 
erizes many cities. Only Hoyt's sector concept mentions the fact that high rise, 
luxury apartments sometimes locate in fashionable single-family neighbourhoods 
immediately adjacent to the central business district. Evidence gathered for this 
study, nevertheless, shows that apartment redevelopment frequently coincides 
with districts of conversion activity, although, certainly, not all conversion areas 
are as yet characterized by apartment construction. Like conversion activity, 
therefore, apartment redevelopment in Edmonton is located in older parts of the 
built-up central city, adjacent to the central business district, near functional 
growth points (such as the University of Alberta, the Northern Alberta Institute 
of Technology and the Strathcona and Jasper Place business centres), and along 
or near major arterials which lead into the city centre and other growth points. 


In addition, though, redevelopment is located in areas commanding splendid 
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views or possessing positive environmental amenities, as along the North Sask- 
atchewan River valley. 

A schematic diagram showing those areas of a city which might 
possess transitional characteristics (dwelling conversion, apartment redevelop- 
ment, or both together) is presented in Figure 19: Although this representation 
must be considered tentative because it is based on the findings of this Edmonton 
study, it does seem to coincide with observations made in several other Canadian 
ica Residential areas in transition, eereres can most likely be found in 
older established sections of a city, near the central business district and func- 
tional growth points, along or near major arterials, and in areas of excellent 
environmental amenities overlooking, for example, a river valley, lake or 


ocean. 
THE SEQUENTIAL DEVELOPMENT OF TRANSITION AREAS 


The most significant aspect of this descriptive model of residential 
change is its dynamic component, and is concerned with processes of change and 
the sequential development of transition areas. Before specifically describing 
this component, however, it is useful to briefly discuss another model of neigh- 
bourhood evolution. Devised by Hoover and Vernon as a result of their study of 
the New York Metropolitan Region, this model comprises five stages and can be 


nn nnn LUE 


these include field observations in Victoria and Vancouver, British Colum- 
bia and Calgary, Alberta and written statements on Vancouver, Calgary, Toronto 
and several other Canadian cities (see Chapter 2, pp. 31-32). 
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THEORETICAL LOCATION of 
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compared to the development of the seven study areas. 


Hoover and Vernon's Model of Neighbourhood Evolution 


1) "There is an initial stage of residential development in single-family 
houses. " 


2) "A transition stage, in which there is substantial new construction and pop- 
ulation growth in the area, but in which a high and increasing proportion of the 
new housing is apartments, so that average density is increasing. Much of the 
apartment construction replaces older single-family houses. " 

As envisaged by Hoover and Vernon, therefore, initial settlement 
is followed by a transition period characterized by multi-family construction. In 
Edmonton, only Area 2 corresponds somewhat to this order of development. Al- 
though there were several apartments built in Areas 4 and 6 shortly after initial 
settlement, they were isolated developments and do not constitute a transitional 
stage. 

3) "A down-grading stage, in which old housing (both multi-family and single) 
is being adapted to greater-density use than it was originally designed for. In 
this stage there is usually little actual construction, but there is some population 
and density growth through conversion and crowding of existing structures. " 

In contrast to Hoover and Vernon's model, residential conversion 
has occurred prior to apartment redevelopment in the study areas. Although 
these authors note that "...in the down-grading stage...the replacement of 


single-family houses by apartment houses (can occur) at the same time that other 


structures are being sub-divided," there was almost no conversion activity in the 





Sc M. Hoover and R. Vernon, Anatomy of a Metropolis, New York, 
Doubleday, 1959, pp. 183-198. The following direct quotations are taken 
from these pages. 
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study areas during the stage of intensive apartment redevelopment. Thus, 
there is no overlapping but a definite reversal in the sequence of occurrence 
of stages two and three. 

4) "A thinning-out stage, in which density and dwelling occupancy are grad- 
ually reduced... (as the result of) decline in household size, vacancy, aban- 
donment and demolition. This stage is characterized by little or no residential 
construction and by decline in population. " 

5) "A renewal stage, in which obsolete areas of housing, after arriving at 
stage 4, are being replaced by new multi-family housing. Population densities 
may not change." 

Thinning-out and renewal, which refer to the development and 
subsequent clearance of areas of slum housing, have not occurred in the study 
areas (or in Edmonton to any large extent), primarily because of the youthful - 
ness of Edmonton's housing stock as compared to the oldness of New York's. 

There is, therefore, general disagreement with Hoover and Ver- 
non's concept of neighbourhood evolution. This is probably due to the differ- 
ence in size and age of New York and Edmonton, and also because Hoover and 


Vernon devised their model in 1956, before intensive apartment redevelopment 


took place in most Canadian and American cities. 


A Suggested Sequence of Transition Area Development 

Rather than five stages, the sequential development to date of the 
seven study areas can be divided into three stages: (1) a period of initial single- 
family development; (2) a period characterized by dwelling conversion; and (3) 
a period of apartment redevelopment. 


1) A Period of Initial Single-Family Development. As shown by Table 37, 
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five of the seven study areas were not built-up until 1945 (over 75 per cent 
areal development). Areas 3 and 4, in contrast, were established as early as 
the 1920s. This time difference, however, has facilitated studying the effect 
of time on neighbourhood development. In this initial stage, there is no func- 
tional or structural change (although filling-in of vacant lots by additional 
single-family houses may occur). There are, though, population changes in 
the sense that families move into and out of a neighbourhood. Dwellings age 
and some may fall into disrepair. 
2) A Period of Dwelling Conversion. As determined by this study, conversion 
activity plays a significant role in transitional processes, and has preceded re- 
development in six of the seven study areas (Table 37). Conversion activity has 
not taken place in Area 2 primarily because the house types, a very important 
factor in dwelling conversion, are generally unsuitable for modification in this 
area. During this second stage, then, functional change is marked by multi- 
family land use succeeding single-family land use, while structural change 
occurs in the form of dwellings being altered to contain more living units. 

An area does not have to age considerably before conversion 
will occur. In the older established study areas, located near the central busi- 
ness district (Areas 3 and 4), conversion first took place in the late 1920s and 
early 1930s. Dwellings converted were between twenty and thirty years old. 
In the newer study areas, located several miles from the central business dis- 
trict (Areas 1 and 7), dwelling conversion began in the 1940s, shortly after 


their initial development (Table 37). Many houses when subdivided in these 
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two areas were less than ten years old. 

Various population changes accompany the functional and struc- 
tural change caused by conversion activity. There is a tendency for filtering 
down of housing to take place and for more people of lower income status fo 
reside in conversion areas. Population totals and densities increase, especially 
‘1 those areas close to the central business district or functional growth points. 
As well, the number of young, unattached adults may become more sizeable. 
However, household composition characteristics, including family size and num- 
bers of children per family, may not change, anid if they do, it is only very 
slightly. And, reflecting the rental housing character of transition areas, the 
proportion of owner-occupied dwellings decreases while population mobility 
increases. 

3) A Period of Apartment Redevelopment. The most easily identifiable and 
significant functional, structural and population changes have occurred as the 
result of redevelopment. In the early phases of this stage, while land costs are 
still relatively inexpensive, low density forms of redevelopment such as duplexes 
sometimes precede apartments. Regardless of the form of redevelopment, older 
properties, dwellings in poor condition, single-family residences and vacant lots 
are mainly sought as the sites for development projects. Dwelling conversion 
may continue into the early phases of redevelopment, but once apartment con- 
struction becomes intensified, conversion activity ceases almost entirely. Re- 
conversion of dwellings, though, may still continue. As the redevelopment pro- 


cess continues and only apartments are constructed, newer houses, houses in good 
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condition and converted dwellings are in turn replaced. Large lots are still 
sought for siting apartments, although smaller properties may now be included 
in land assembly parcels. Many replaced residences are renter-occupied, 
largely reflecting the speculative value attached to transition area housing. 

The population structure of a transition area is greatly altered 
during this third stage. Population totals and densities increase even more than 
they did during the period of conversion activity. Household composition char- 
acteristics are greatly changed, as more young people, both single and married, 
replace families with children who have been forced to move to make way for 
apartment developments. Asa result, household and family size averages are 
reduced. In addition, an increased proportion of professional workers take up 
residences in newly constructed apartment units. Occupancy characteristics 
become distinguished by many short-time residents, although a core of long-time 
homeowners, reluctant to sell and leave familiar surroundings, continues to oc- 
cupy houses in transition areas. Thus, as the result of dwelling conversion and 
apartment redevelopment, the land use patterns, building stock and population 
characteristics of once predominantly single-family neighbourhoods are greatly 
altered and restructured. 

Although valid for the transition areas examined, this descriptive 
model of residential change, which incorporates the causes, location and sequen- 
tial development of residential transition areas, requires further testing in other 
transition areas to determine if it is, indeed, a valid generalization of residen- 


tial change and transition area development. 
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IMPLICATIONS OF THE STUDY 
AND SUGGESTIONS FOR FURTHER RESEARCH 

This study has both theoretical and practical implications and 
has opened additional avenues of research. A descriptive model of residential 
change, with an emphasis on processes of change, has been suggested. Because 
this model applies quite successfully to different parts of Edmonton, it appears 
to have a certain amount of validity. However, it requires further testing in 
other transition areas, preferably in other cities, different in size and age to 
Edmonton. Factors causing residential change need to be examined in greater 
depth, while more sophisticated statistical techniques, such as multiple regress- 
ion amas. should be applied to the location of apartment redevelopment and 
transition areas. 

Assessment records, containing detailed property characteristics, 
provide a wealth of information for urban research that has remained largely un- 
tapped to date. Although data collection can be time consuming and difficult, 
the results produced are invaluable, providing insights into the nature of urban 
change otherwise impossible to obtain. In this study, assessment information has 
been applied specifically to an examination of residential transition areas, but 
this data source could, and should, be used to analyze change in transition areas 
of commercial, industrial or mixed land uses. 


ee 


4See for example the recent article by L. S. Bourne, "Location Factors in 
the Redevelopment Process: A Model of Residential Change," Land Economics, 
vol. 45 (February 1969), pp. 183-193. 
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This study has tried to help fill a void in urban research—the 
lack of studies of processes of change. By examining change in the three prin- 
ciple components of residential structure—land use, housing stock and popula- 
tion patterns—a more complete picture of neighbourhood development has been 
achieved. Such a picture is useful to urban planners because, with a greater 
understanding of the nature of urban change, decision making and the planning 
process can be assisted. For example, although redevelopment does seek out 
and replace older and obsolete properties, it locates primarily in areas of good 
housing quality. Realizing this, planners should provide additional incentives 
to encourage redevelopment in older areas of the city where poorer housing con- 
ditions exist. As well, knowledge of changing population characteristics has 
important school planning implications, and realization that house types largely 
govern conversion activity can influence the planned location of conversion 
areas. 

This thesis, like many other studies, has indicated the need for 
additional research. Foremost, there is a tremendous gap in the knowledge of 
the dynamic aspect within the city. If further research on the city is to contri- 
bute to an understanding of growth and future patterns, it must focus on changes 
in time, and studies of processes of change can provide this needed information. 
The contributions of this study to the analysis of urban change can be consider- 


ably extended in future studies. 
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APPENDIX A 


LOT AND BUILDING CHARACTERISTICS 


Separate computer programs were written for (1) building char- 
acteristics and (2) lot characteristics. Essentially, the programs were designed 
simply to tabulate and categorize the various data. In addition, though, cross- 
tabulations were run, holding in turn a different factor as the controlling varia- 
ble (these are indicated below by an asterisk*). These cross-tabulations allowed 
for greater insights and use of the data. 

Building Characteristics 

The following variables were collected and coded for both existing 

and redeveloped buildings. 


1. Locational information (including tax roll number, lot number(s) that build- 
ing occupied, block number in which building was located and study area*). 


2.* Building status (either existing or removed). 
3. Date building was constructed. 


4.* Date building was constructed by period (including prior to 1911, 1911- 
1920, 1921-1930, 1931-1940, 1941-1950, 1951-1960 and 1961-1968). 


5. Class type of building (including shack, cottage, bungalow, and one-and- 
a-half, one-and-three-quarter and two storey dwellings). 


6.* Use of building (including single-family, basement conversion, other con- 
version, duplex, triplex, quadruplex, walk-up apartment, high rise apart- 
ment, commercial-residential, commercial, industrial, institutional, 
vacant building, under construction (by type) and miscellaneous) . 


7.* Quality of building construction (including good, fair to good, fair, poor 
to fair and poor). 
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8. Building maintenance and improvements (including general repairs, added 
a suite, other form of addition, fire repairs and other repairs). 
9. Number of owners from 1953 to 1968, or to date of removal. 


10. Owner occupancy status (owner resident in 1953, 1958, 1961, 1963, 
1966 and 1968). 


11. Square footage of ground floor of building (grouped into categories of 
100 square feet). 


12. Number of land use changes within building from 1953 to 1968, or to 
date of removal. 


The following variables were collected and coded for redeveloped 
buildings only. 
13.* Date building was removed. 


14. Date building was removed by period (including prior to 1953, 1953-1958, 
1959-1963 and 1964-1968). 


15.* Method of removing building (including demolished, moved off site and 
unknown). 


16. Age of building when removed. 
17. Owner or renter-occupied prior to removal. 
18. Number of years developer owned building prior to its removal. 
19. Type of building replacing previous building (including land use types 
listed in number 6). 
Lot Characteristics 
Each lot was analyzed separately for the following years— 1953, 
1958, 1961, 1963, 1961 and 1968. For each of these years the following vari- 
ables were collected and coded. 


1. Locational information (including tax roll number, lot number:, block 
number and study area*). 
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2.* Land use of lot (including single-family, basement conversion, other con- 


version, duplex, triplex, quadruplex, walk-up apartment, high rise apart- 
ment, commercial-residential, commercial, industrial, institutional, 
vacant building, under construction (by type), vacant lot and miscella- 
neous). 
Area in square feet of lot. 
Area in square feet of ground floor of building occupying the lot. 
Assessed value of lot. 
Assessed value of the building occupying the lot. 

In addition, the following variables were collected and coded. 
Land use shifts (succession) for the periods 1953-1958, 1958-1963 and 
1963-1968 by each lot (including no change, conversion by type, 
redevelopment by type, reconversion by type and others). 
Date that lot was initially occupied. 
Date that lot was initially occupied by period (including prior to 1911, 
1911-1920, 1921-1930, 1931-1940, 1941-1950, 1951-1960, 1961-1968 
and still vacant). 


Number of structural changes on lot from 1953 to 1968. 


Number of land use changes on lot from 1953 to 1968. 
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APPENDIX B 


QUESTIONNAIRE SURVEY 


Locational information (including name of respondent, address, tax roll 
number and study area). 


Please indicate the type of dwelling in which you live: 
1) Single-family house 
2) Converted dwelling with basement suite 
3) Converted dwelling with other suites 
4) Duplex, triplex or quadruplex 
5) Apartment 
6) Other 


Do you own or rent the dwelling in which you live? 
How long have you lived in this residence? 

Have you lived in this dwelling since it was built? 
How long have you lived in Edmonton? 


Please indicate the year you moved into your last three residences in 
Edmonton; the type of dwelling each was; and the closest street and 
avenue intersection to which each was located. 


If you have moved within the last ten years, which of the below phrases 
best describes the type of residential area in which you last lived—as 
compared to the neighbourhood in which you now live? 

1) An area of single-family houses over ten years old 

2) An area mixed with single-family houses over ten years old 

and newer apartments less than ten years old 
3) An area of single-family houses less than ten years old 
4) Other (please describe) 


Here are some reasons that people often mention for choosing to live in 
a particular residential area within Edmonton. Please indicate how im- 
portant each was to you for choosing your present residence by marking 
the degree of importance for each reason (not important, fairly important 
and very important). 

1) Pleasant neighbourhood environment 
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2) Close to downtown Edmonton 

3) Only home available at the time looking for a residence 
4) Close to neighbourhood shops 

5) Within financial means 

6) Close to place of work 

7) Near to large shopping district 

8) Bus route nearby 

9) Close to major street thoroughfare 

10) Other (please describe) 


Do any of the following expression describe the character of the neigh- 
bourhood in which you live? 

1) Many houses are being renovated, altered, etc. to house 

more than one family 

2) Rented dwellings frequently change tenants 

3) An active area of apartment building 

4) Little building activity going on 

5) Houses frequently change owners 


What is the occupation of the main wage earner of the household? 
If you do not work or are retired please mark here, and if a student here. 
Managerial 6) Sales 


) 
2) Professional 7) Farmer 
3) Clerical 8) Craftsman, production process 
4) Service and recreation 9) Labourer 
5) Transportation and 10) Other (please describe) 


communication 


What is the address of this person’s present place of work (to the nearest 
street and avenue)? 


By what means of transportation does this person get to work ? 
1) Walk 
2) Bus 
3) Taxi 
4) Own car 
5) Share ride 


How far does this person live from his or her job? 
1) Within walking distance 
2) Within 15 minutes by bus or car 
3) Within 30 minutes by bus or car 
4) More than 30 minutes by bus or car 


How many miles does this person live from his or her job? 
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If you are thinking of moving in the near future, are any of the following 
factors influences in your decision to do so? Please indicate how impor- 
tant each reason is to you by marking the degree of importance for each 
question (very important, fairly important and not important). Please mark 
here if you are not thinking of moving. 
1) Too much noise from passing traffic 
2) Too old (age) to manage a house any longer 
3) House is in need of repairs 
4) Nearby apartment construction threatens privacy 
5) House is too small for family size 
) House is too big for family size 
7) Desire to change dwelling type 
8) Desire to live closer to work 
9) Financial means has increased 
0) Too much traffic on nearby streets 
1) Other (please describe) 


In your next move, what type of residential area would you consider 
moving into? Please mark here if you are not thinking of moving. 
1) An area of single-family houses over ten years old 
2) An area mixed with single-family houses over ten years old 
3) An area of single-family houses less than ten years old 


4) Other (please describe) 


The remaining questions apply to homeowners only. If you are not a home- 
owner, however, could you please turn to question 22, where any addi- 
tional comments will be welcomed. 


Have you been approaced by somebody desiring to buy your house without 
first listing it for sale? 


What was your decision to question 18°? 
1) Agreed to sel 
2) Definitely refused 
3) Considering selling 


If you have been approached to sell your house without yourself first 
placing it on the market, what type of person offered to buy your house 
from you? Please mark here if this question does not apply to you. 

1) Licesed real estate agent 

2) Apartment developer 

3) Do not know 

4) Other (please describe) 
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If you refused to sell your house, did any of the following reasons 
influence your decision not to sell? Please mark here if the question 
does not apply to you. 

1) Intended buyer did not offer enough money 

2) Have lived here a long time and have no intention of moving 

3) Enjoy advantages of living in this neighbourhood 

4) Other (please describe) 


Please feel free to add any additional comments below. 
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APPENDIX E 
TABLE 1 — LAND USE SUCCESSION MATRIX, AREA 1, 1953-1968 


oe 


Be hoo ee Total No Total 
SF BC OC DTQ A CR VL VB NR Changes Change Props 


1953 Land Use 





Single-family - 2 - - - - - - - 2 104 106 
Basement conversions 2 - - - - - - - - 5 13 18 
Other conversions - - - - = Z : 7 : -s . = 
Du, tri, quadruplexes - - - - - > - = = = 1 1 
Apartments - - = = = 4 “ = = = =d - 
Commercial -residential - - - - - - = 3 re = 1 1 
Vacant land 2 - - - - - - = = 2 = 2 
Vacant buildings - - = ~ = ~ = a = . = : 
Non-residential - - - = = = = = = 3 = = 

Total 7 2 - - - ” - - - 9 119 128 


1963 Land Use 
Total No Total 
SF BC OC DT@Q A CR VL VB NR Changes Change Props 





1958 Land Use 





Single-family - | = hol - = = = = 12 99 1 
Basement conversions 4 - - - - - - ~ - 4 1] 15 
Other conversions = = = = S hs = ~ = = = _ 
Du, tri, quadruplexes - - - - - - = us a = 
Apartments - - - - = = = = = = = = 
Commercial -residential ~ - - - - - - = = = 1 1 
Vacant land = = = = = 2 = = = = z = 
Vacant buildings - - - = “= S = 4 = = = - 
Non-residential = = = = = = = = = 2 = A 
Total 4 1] - 1 - - - - - 16 112 128 
1968 Land Use Total No Total 


SF BC OC DTQ A CR VL VB NR Changes Change Props 
1963 Land Use 


Single-family - 1 - 2 7 - - - - 10 93 103 
Basement conversions ~ - - - 2 - - = = 2 20 22 
Other conversions - = < es =) S : g ms = A = 
Du, tri, quadruplexes - - - - = - = = = = 2 2 
Apartments - = < < = = : = 4 Bs = . 
Commercial -residential - - - - - - - = = = 1 1 
Vacant land = = = = = ” 2s - : . > ne 
Vacant buildings - = . = 3 : =) = : L 4 A 
Non-residential = = = is = = 4 es = f “4 ° 

Total - ] - iz 9 - - - - 12 116 128 


Source: Assessors Department, City of Edmonton, 1968. 
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APPENDIX E 
TABLE 2 — LAND USE SUCCESSION MATRIX, AREA 2, 1953-1968 


ESSN 


1958 Land Use Total No Total 


SF BC OC DT@Q A CR VL VB NR Changes Change Props 
ea 


1953 Land Use 





Single-family - 1 - - - - - - - 1 100 101 
Basement conversions - - = ~ = = = = = z 2 a 
Other conversions - = = = FE = = a x % b 9 
Du, tri, quadruplexes - - - - = = = = * a = = 
Apartments - - - = = = = = = = = = 
Commercial -residential = = = = = 2 = 2 es 4 2 ” 
Vacant land = = ~ = 2 FS 2 = 4 es o 
Vacant buildings - - - = = — 2 = = = s = 
Non-residential - = = = s 2 2 = “ = 4 4 
Total - 1 - - ~ - - - - ] 100 101 

1963 Land Use Total No Total 


SF BC OC DTQ A CR’ VL VB NR Changes Change Props 





1958 Land Use 


Single-family - 2 - - - - - 1 - 3 97 100 
Basement conversions - - - - - - - = = = 1 1 
Other conversions - - - - - = = = = 3 = = 
Du, tri, quadruplexes - - = = = = = < = = 3 =, 
Apartments - - - - - = > = = = a _ 


Commercial -residential = = = = = = a = & = 2 a 
Vacant land = = = = = A #5 = z = aa 3 


Vacant buildings - - - - a 7 a = 2 * = a 
Non-residential - = es = = = = = = = = = 
Total - 2 - - - - - 1 - 3 98 10] 


1768 Lond Use Total No Total 
SF BC OC DTQ@Q A CR VL VB NR_ Changes Change Props 
1963 Land Use 


Single-family ~ 1 - SieZs - - 3 - 30 67 97 
Basement conversions - - - - 1 - - - - 1 1 2 
Other conversions - : - = - . - s . s " 
Du, tri, quadruplexes - - - - - - - - - 3 1 1 
Apartments - = o = = = 2 = = & 5 = 
Commercial -residential - - 2 - = - . = a = " 4 
Vacant land - - - = - . a / - * a a 
Vacant buildings - - - = 1 . s 5 rs 1 2 
Non-residential - - = = = 3 = = . - . ks 
Total - ] ~ 3. 2 - - 3 - 32 69 101 


Source: Assessors Department, City of Edmonton, 1968. 
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APPENDIX E 
TABLE 3 — LAND USE SUCCESSION MATRIX, AREA 3, 1953-1968 


eee 


1958 Land Use 
Total No Total 
SF BC OC DTQ@Q A CR VL VB_~ NR Changes Change Props 


1953 Land Use 


Single-family - 7 4 2 2 - - - 5 20 54 74 
Basement conversions ] - - - - - - - 2 1 7 8 
Other conversions - - - - - ~ = = = - 12 12 
Du, tri, quadruplexes - - - = = = = = i “4 4 Ke 
Apartments - - - - = = = a = = = ‘a 


Commercial -residential - - = = = = & = eS = ‘. . 
Vacant land - = = = = = = = a = = “ 
Vacant buildings - - - - = cs = = a A = = 


Non-residential - - - - - = = = = = 1 1 
ee ee ed ee ee tae 
Total 1 4 4 2 2 - - - 5 21 74 95 


1963 Land Use 





Total No Total 
SF BC OC DTQ A CR VL VB NR Changes Change Props 

1958 Land Use 
Single-family ~ 3 ] 1 7 - - - 1 13 42 55 
Basement conversions 1 - - 2 3 - - - - 6 8 14 
Other conversions - - - - - - - - - ~ 15 15 
Du, tri, quadruplexes - - - - - - - - - - 1 1 
Apartments - - - - - - - 2 - - 7 2 
Commercial -residential - - - - - - - - - - - = 
Vacant land - - - - - - - - - - - - 
Vacant buildings - - ~ - - - - - - - - - 
Non-residential - - - - - ] - - - ] ] 2 
Total ] 3 1 3 10 1 - - ] 20 69 89 
1968 Land Use Total No Total 


SF BC OC DTQ A CR VL VB NR Changes Change Props 





1963 Land Use 


Single-family - - - - 14 - 1 - 3 18 24 42 
Basement conversions ] - - - 3 - - - ] 5 6 11 
Other conversions - - - - 3 - - - 1 4 12 16 
Du, tri, quadruplexes - - - - - - - - - 5 S 
Apartments - - - - - - ~ - - - 9 9 
Commercial -residential - - - - - - - - - ~ ] ] 
Vacant land - - - - - - - - - - - - 
Vacant buildings - - - - - - - - - - - - 
Non-residential - - - - - - - - - - ] ] 


Total ] = = = 20 - ] - 5 27 58 85 
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APPENDIX E 
TABLE 4 — LAND USE SUCCESSION MATRIX, AREA 4, 1953-1968 


G6V6aEI{N{aq{aqC<NKk3€—uq—qa3y]Nah}ea0e0a)y)0 0000S 


1958 Land Use Total No Total 


SF BC OC DT@ A CR VL VB NR Changes Change Props 
egg cn pets nae a ae Ee ec RT A LE ap hE ICD IE 


1953 Land Use 





Single-family ~ - ] ~ - 4 13 52 65 
Basement conversions 1 - - - - - - - ] 2 3 5 
Other conversions 2 - - - ] - - - - 3 18 21 
Du, tri, quadruplexes - ~ - - - - - - - - - 
Apartments - - - - ~ - - - - - ] ] 
Commercial -residential ~ - - - - - - - - - 1 1 
Vacant land - - - - - - - ~ 1 1 - 1 
Vacant buildings - - - - - - - - - - - - 
Non-residential - - - ~ - - - - - - 11 11 
Total 3 1 6 - 2 - 1 - 6 19 86 105 

1963 Land Use Total No Total 


SF BC OC DTQ@ A CR VL VB NR Changes Change Props 





1958 Land Use 


Single-family - - 3 - 4 - - - = Z 54 6] 
Basement conversions - - - - - - = = = = 4 4 
Other conversions - - - - 1 ~ = = = 1 23 24 
Du, tri, quadruplexes - - = = = = = = = = = =A 
Apartments - - - - - < = a = a 3 3 
Commercial -residential - - - - - - - = a 4 1 ] 
Vacant land - - - A = = a = 4 1 
Vacant buildings - - - - - = = = = = = a 
Non-residential - - - - - - = = s ea 14 14 
Total - - 3 - 3 ~ - - 1 9 99 108 

178 Land Use Total No Total 


SF BC OC DT@ A CR VL VB NR Changes Change Props 
1963 Land Use al aaa tik iia sai a 


Single-family ~ ~ 1 2 23 - - - - 22 33 59 
Basement conversions - - ” - ~ - - - - - 4 4 
Other conversions - - - - 8 - - 1 3 12 13 25 
Du, tri, quadruplexes - - - - - - - - - - - - 
Apartments - - - - - - - - - - 8 8 
Commercial -residential - - - ~ - - - - - - ] ] 


Vacant land & = = o = = - = Be Ee 
Vacant buildings - - - - - - “ = S a be ze 
Non - residential - - - - “ - ~ - - - 16 16 





Total = - ] + oy - - ] 3 34 85 109 





Source: Assessors Department, City of Edmonton, 1968. 
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APPENDIX E 
TABLE 5 — LAND USE SUCCESSION MATRIX, AREA 5, 1953-1968 


SNSSSSSSSSSSSSSSsS@mm@90909030. SS 


1958 Land Use 
Total No Total 
Shap Gum OGD IO mA CR VL VB NR = Changes Change Props 


1953 Land Use 


Single-family ce 8 1 - - - - - 1 24 32 56 
Basement conversions - - 1 - = = a = 4 ] 13 14 
Other conversions - - - - - - me ut - a 3 3 
Du, tri, quadruplexes - - - - - ~ = > 3 = 1 1 
Apartments - - - - - 4 = = = = a 4 
Commercial -residential - - - - - - = . 3 4 7 7 
Vacant land - - - 4 - - = rs ] 5 3 8 
Vacant buildings - - - - = = = =A J = J a 
Non-residential - ~ ~ - - | - ~ - 1 12 13 
ee ee a ee ee oe 
Total - 22 2 4 ~ 1 ~ - 2 3] 7) 102 
1963 Land Use Total No Total 
SF BC OC DIG A CR VL VB_ RR Changes Change Props 

1958 Land Use Sr 
Single-family - 1 - - | - - - = 2 32 34 
Basement conversions 2 - - - - ~ = = ~ 2 33 35 
Other conversions 2 - - = = = = = 2 2 4 
Du, tri, quadruplexes - ~ - - - - = = = 2 3 3 
Apartments - - s = = 4 = = & Ss 4 . 
Commercial -residential - - - - - - = = = = 8 8 
Vacant land = = = = = ] = = = 1 4 5 
Vacant buildings = = 5 - = = = = = = = = 
Non-residential - - - = - = = = & s 12 12 
ee ee 
Total 2 3 - - 1 1 - - = 7 94 101 
1968 Land Use Total No Total 
SF BC OC DTQ@ A CR VL VB NR Changes Change Props 

1963 Land Use ee en 
Single-family - 1 ~ - 13 - - - 1 15 19 34 
Basement conversions 4 - 9 1 3 ~ - - - 17 19 36 
Other conversions - - - - 1 - - - 1 2 - 2 
Du, tri, quadruplexes - - - - - - - - - - 3 3 
Apartments - - - - - - - - - - 1 ] 
Commercial -residential - - - - - - - - - - 8 8 
Vacant land - - - - 3 - - - - 3 - 3 
Vacant buildings - - - - - ~ - - - - - - 
Non-residential - ~ - - 1 - - - - 1 1 12 





Total 4 ] A) 1 2) - - - 2 38 6] 99 
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APPENDIX E 
TABLE 6 — LAND USE SUCCESSION MATRIX, AREA 6, 1953-1968 


a 


1958 Land Use Total No Total 
SF == BC OC DT OA CRAVE VB NR Changes Change Props 


1953 Land Use 





Single-family - 2 ~ - - - - - 13 7 84 
Basement conversions ~ - - - - - = = Ss 4 13 13 
Other conversions - - - - - ~ = 4 = = 4 4 
Du, tri, quadruplexes - - - = = = = = - Ss _ 2 
Apartments - - - - = - = = 1 1 2 3 
Commercial -residential - - - - - = = = : = 2 2 
Vacant land - - - 3 - - - ~ 1 4 8 12 
Vacant buildings - - - = + = = = = _ . . 
Non-residential - - = = = = = = 2 2 14 14 
a a ern ee Ee hs 
Total ee 2 3 - - - - 2 18 114 132 
1963 Land Use Total No Total 
SF BC OC DTQ@ A CR VL VB_ NR = Changes Change Props 

1958 Land Use SE SS a i. a a eS 
Single-family - 4 ] 1 4 - - - 1 1 60 7) 
Basement conversions 1 - - - - - - - - 1 23 24 
Other conversions - - - - - = = = - - 6 6 
Du, tri, quadruplexes - ~ - ~ - - - - - - 3 3 
Apartments - = - - - ms = - = = 2 2 
Commercial -residential - - ~ - - - - - - - 2 2 
Vacant land - = = = = ~ = = a = 12 12 
Vacant buildings - - - - - - - - - - - - 
Non-residential - - - - - - - - - - 14 14 
Total 1 4 ] ] 4 - - - - 12 123 135 


1368 Land Use Total No Total 
SF BC OC DTQ@ A CR’ VL VB NR Changes Change Props 





1963 Land Use 





Single-family - 1 : - iI - - - - 14 48 62 
Basement conversions 1 - - - 1 a = 2 1 3 24 27 
Other conversions - - - - - - - - 1 1 6 7 
Du, tri, quadruplexes - - - - = . = - e s 4 4 
Apartments - = = = = = = = ie = 4 4 
Commercial -residential - - - - - - - - - s 2 2 
Vacant land - - = a 3 A . 2 = 3 5 8 
Vacant buildings = = e = 2 s = = 2 a Ee 
Non-residential - - - - - - - ~ = = 14 14 

Total 1 1 - - %&W - - - 2 21 107 128 





Source: Assessors Department, City of Edmonton, 1968. 
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APPENDIX E 
TABLE 7 — LAND USE SUCCESSION MATRIX, AREA 7, 1953-1968 


SSS 


1958 Land Use 
Total No Total 
See BCe OC PIQueA GR Vin VB NR Changes Change Props 


1953 Land Use 


Single-family = 16 - - 1 - ~ ees 32 67 99 
Basement conversions 3 - - - - - = S 1 4 14 18 
Other conversions - - - - - = = S B = = S 
Du, tri, quadruplexes - - - - - - = = 5 = ce < 
Apartments - - - - - = > os = = S = 
Commercial -residential - - - - - = = = = : 2 
Vacant land - - - = = - e E 9 9 i 9 
Vacant buildings - - - - ~ = = a = ™ = ‘ 
Non-residential - - - - = = x = = 4 5 5 
ere eee ee ee ee oe ee ee oe ee 

Total 3 «16 - - 1 - - - 25 45 88 133 

1963 Land Use Total No Total 


SiueBGee OG DIQMTA. CRE “VI 9 7VB. SNR Changes Change Props 
1958 Land Use 





Single-family - 5 1 - 3 - - - - 9 64 73 
Basement conversions 4 - - - - - - - - 4 26 30 
Other conversions = S = & is £ a; & be a = 2 
Du, tri, quadruplexes = = = Z & = = a a Ke 2 is 
Apartments - - = = = = = = s re 1 1 
Commercial -residential - - - - - - : = = = 2 2 
Vacant land = = = = & = = 2a S = = © 
Vacant buildings - - “ = - s . “ = = a 2 
Non-residential - - - - - - - = = = 6 6 
Total 4 5 1 - 3 - - - - 13 99 112 

1968 Land Use Total No Total 


SF BC OC DTQ@Q A CR VL VB NR Changes Change Props 





1963 Land Use 





Single-family - 2 - - 20 - - - 3 25 43 68 
Basement conversions 3 ~ - = ot - - ~ - 14 16 30 
Other conversions = = = = 1 = S a = 1 hy 1 
Du, tri, quadruplexes e = = 2 = a = = 2 e é ma 
Apartments - - - - - - = x = R 3 3 
Commercial -residential - - - - - - - - ~ = 2 2 
Vacant land = = S 5 S at és = = = = Ss 
Vacant buildings - 2 = H = 2 < £ = a = a 
Non-residential - - - - - = - * - = 6 6 

Total 3 2 - a oh - - - 3 40 70 110 





Source: Assessors Department, City of Edmonton, 1968. 
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